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Why Establish A Cultural and Performing Arts Facility Program ?

Findings in Brief

Background Information

- The average age of arts and humanities organizations in the
Metropolitan Boston area is 38. 1 years.

- The average number of employees in these organizations is 50.2.

- Metropolitan Boston organizations spent $3,966,251.00 for depreciable
capital items in 1972.3

Boston's Cultural and Arts Organizations Provide the City with Many Benefits

- In 1972, the City's performing arts organizations presented over 2,000
events (see Charts II-l, II-2).

- In 1972, the City's museums attracted over 3.7 million individuals
(see Chart II-3).

- 70$ of the 135 organizations in Metropolitan Boston are available year
round to the public.

Intangible Benefits to the Public (sample - 285 Mass. organizations)-7

- 73$ of organizations interviewed operate workshops, classes, and
lectures for the general public.

- 71$ of the orgainzations operate workshops, classes, and lectures
for schools.

- hjfo sponsor intern and training programs.

- hhrfo sponsor festivals, scholarship programs, and talent competitions.

- 35$ sponsor programs in prisons, hospitals, and public institutions.

1

A Study of the Economics of Non-Profit Arts and Humanaities Organizations

in the Commonwealth of Massachusetts . Becker Research Corporation.

March, 19JT- (Based on organizations with operating budgets in excess

of $5,000.00). page 17

2

IBID, page 37

3
IBID, page U7

k IBID page 9
5 IBID, page ES-lU
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6
How the Organizations Treat the Public (sample - 285 Mass. Organizations)

- 36$ of the organizations offer free admission.

- kQfo offer admission for less than 50^.

- 6l$ offer admission for less than $1.00.

- 79$ offer admission for less than $2.00.

$ offer free admission or reduced rates for special groups.

Local Performing Arts and Cultural Organizations Have Become Poor in
Serving the Public

- 73 organizations in Metropolitan Boston reported a deficit of

$2,860,777.00 (1972).

7

- In Metro-Boston, only 7% of 135 organizations did not offer special
reduced rates.

- 51 Metro-Boston organizations reported a deficit, while only k-2 generated
surplus revenues.

9

- Of the 9,005,771 people who attended cultural events and museums in
the Metro-Boston area in 1972, 5,533, 7l8 (62$) entered free of charge. 10

Boston's Cultural and Arts Organizations Face Facility Problems

of 285 interviewed by Becker Research Corporation (135 in Metro-
Boston - kcffj of sample) reported inadequate facilities. 11

Of the twelve resident "little theater" companies interviewed, eight
reported difficulties in locating adequate facilities (Chart III).

Due, in part, to high rent levels, the City's three large, resident
theater companies have had constant problems in securing adequate
facilities.

Boston's Cultural Attractions Will Experience Increased Use Over the
Next Decade

- Ten year projections (Charts II-l, II-2) indicate that nearly 700
additional stage events can be expected in 1982.

- By 1982, annual attendance at the City's cultural attractions will
increase by 1.7 million.

6 IBID page ES-16

7 IBID page 59
8 IBID page 27

9 IBID ES-31
10 IBID page 21
-1 trth pflPP ES=33
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Boston Provides Little Support for its Arts Organization

, )
- The City allocates only % of its budget to support local cultural
activities (see Chart V-2).

- The City provides no commitment to preserve, or develop, cultural
facilities.





Recommendations

The following recommendations are forwarded in an effort to
commit the City to protect and enhance its important cultural facilities,

and to ensure that new facilities will be developed. To avoid direct
expense to the City, the recommendations are functional within the frame-

work of existing municipal departments.

1. That a zoning amendment be established requiring the replacement

of demolished (active) cultural facilities in project areas

This measure is intended primarily to prevent the loss of active

theater facilities. Chart VI indicates that a reduction in the stock of
major active theaters would have an adverse effect on any performing arts
organization, local or visiting, requiring large theater space. High
rent levels (Chart IV) already prevent local theater organizations from
enjoying full schedules. The City can aid these groups by maintaining
adequate theater space in the City.

2. That l<f of the total floor space in office buildings over 1,000,000
sq. ft. be devoted to cultural use

Recommendation #2 attempts to provide a solution to the small

scale space needs of the City's artists. It seeks continued develop-
ment of "new types" of cultural facilities in Boston.

3. That a review board, consisting of members of local arts and cultural
organizations, be established to aid in planning efforts involving
cultural facilities





Historical Evolution

The history of cultural facility construction in Boston falls
into three very distinct periods. Essentially all existing facilities
in the City were created during two vigorous building compaig ns , one
of which is still underway.

189? - 1930

The first period of development, 1895-1930 , involved only new
construction. Most of this construction was completed in a 20 year
span, 1895-1915. These facilities continue to play a critical role in
the cultural life of the City. Included in this group are Symphony
Hall (1900), Horticultural Hall (1900), The Museum of Fine Arts (1909),
The Boston Public Library (1895), Fenway Palace (Gardner Museum-1903),
Jordan Hall (1905 ), Boston Garden (1928), Boston Arena (1921), and
virtually all the downtown theaters (see Chart I-l).

1930-1960

The 30 year period following Boston's initial phase of cultural
facility growth was one of relative stagnation. The major additions to
the City's array of cultural facilities were the East Wing and
Planetarium buildings (1951) of the Museum of Science. N.E. Life Hall
(19^1) and John Hancock Hall (19^9) vere also constructed at this time
and provided the City with much needed multi-use facilities.

I960 - 1973

Boston has recently witnessed a renaissance of cultural

facility growth. Hew construction and rehabilitation have contri-

buted to the expansion of the City's cultural resources.* Since

i960, over $66 million has been spent to create additional space

for cultural activities (See Charts V-l, VII ).

The highlights of this growth is detailed below:

Four of the City's Museums Have Expanded in the Past Five Years .

Museum of Science

This institution recently concluded an 11 year, $15. 5 million
expansion program. The Museum added the Central Building (1961), the
West Wing (1972), and the entire Garage and Maintenance Facility (1972).
These new structures represent approximately 539*000 sq.ft. of exhibition,
office, and parking space.

Continued development of cultural facilities can also be expected
in future years (See Chart VIII).





Museum of Fine Arts

For its Centennial celebration in 1970, the Museum of Fine
Arts completed a $5 million wing. This addition houses the Museum's
administrative offices, laboratories, classrooms, and restaurant.

Children's Museum

In 1968 the Children's Museum created a 5j000 sq.ft. visitor
center. The center contains exhibition space, a film theater, and an
instruction area.

New England Aquarium

This nevj facility, completed in 19o9> is already undergoing
an extensive expansion program. A $2 million auditorium is expected
to open in November 1973 }

and a floating Marmmal gallery is scheduled
to open in 197^.

Expansion of the City's Public Library Facility

Boston Public Library

An important addition to Boston's of cultural facilities is
the new wing of the Boston Public Library. This $26 million structure
adds approximately ^00,000 sq.ft. to the main library. The new wing
is large enough to handle the library's projected growth for the next
ten years.

Creation of Large Scale Exhibition and Convention Space

War Memorial Auditorium

This $12 million hall was completed in 19&5 an<i provides the

City with a large multi-use facility. It is capable of housing con-

ventions, large scale exhibitions, and theater.
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Rehabilitation

Boston Center for the Arts

The most important example of the positive effects of re-
habilitation is the Boston Center for the Arts. This seven build-
ing complex, scheduled for completion by 1975 , provides office,
storage, rehersal, studio, and performance space for the City's
artists.

Institute of Comtemporary Art

The institute will occupy Policy Station #16, a renovated
structure on Boylston St. This building will offer 1500 sq.ft.
of exhibition space, as well as an office area. The projected cost
of the entire project is $500,000.00.

Commonwealth Pier Exhibition Hall

The Commonwealth Pier Exhibition Hall is another structure
which has been rehabbed for cultural purposes. This structure offers
168,000 sq.ft. of space for large scale exhibitions and indoor events.

Current Facility Needs

In spite of Boston's impressive record of cultural facility
growth over the past thirteen years, the City's performing arts and
cultural organizations still face a host of pressing facility problems.

In a survey conducted by Becker Research Corporation for the

Mass. Council on the Arts and Humanities, it was found that kS% of

285 Massachusetts arts and humanities organizations reported inadequate
physical facilities. Boston organizations accounted for h&jo of the

sample (135 organizations).

The facility needs of Boston's organization can essentially be

broken down into two categories: l) large scale theater and exhibition
space, and 2) little theaters, small exhibit areas, and classroom space.

The two categories, of lecessity, must be treated differently.

Three problem areas, in particular, have been identified.
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1. Lack of Theater Space for Resident "Little Theater" Companies

Since the mid 1960' s, 12 little theater companies have been established
in Boston (See Chart III). Eight of these organizations have reported
problems in locating adequate facilities in the City.

Currently only one theater in Boston (BCA) is suitable for this
type of production. Of the 27 existing theaters with seating capacities
under 500> twenty-five have no stage facilities at all (see Chart 1-2).

2. Facility Needs of Four Existing Institutions

Four local institutions also face serious facility problems (see
Chart LX). In one instance (Mass. Horticutural Society), the
insitituion is considering a new site outside of Boston.

3. The Need to Establish New Types of Cultural Facilities

The Becker survey indicates that 65$ of the organizations reported
difficulty in financing necessary programs. Further, 52% of the total
sample cited increased costs as the reason for constant financial pro-
blems .

Escalated operating costs virtually prevent any one institution
or organization from maintaining its own facility. Co-operative use
of space is a practical alternative.
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Preservation

A most important step towards establishing a sound cultural
facility development policy is to recognize the value of the City's
ext nt facilities.

The importance of the City's museums, as tourist attractions
and as educational resources, is generally recognized. Preservation
is not a critical issue here, as most of the museum facilities are
relatively nev; or have recently undergone physical improvements. These
institutions will continue to play an essential role in the community.

Theaters, however, are the most threatened species of cultural
facility in Boston. High operating costs, for example, have required
the conversion of many downtown legitimate theaters to film (Chart 1-1
#16-20, 22-25). Boston has also witnessed the destruction of valuable
theaters in recent years (see Chart X).

The fact that the City has not built a legitimate theater in
over forty years is testimony to the importance of the existing facilities.
Many active theaters, however, face uncertain futures, as a result of
proposed development in the present theater district.

In an effort to avoid the demolition of important facilities in
the future, the following guidelines are offered. This list of priorities
for preservation deals almost exclusively with active theaters.

1. Commercial Theaters (Colonial, Wilbur, Shubert, Charles Playhouse)

- These houses attracted over 8O70 of the City's total attendance
at legitimate theater productions in 1972 (see Chart II-l).

- Commercial theaters accounted for approximately one half of the
total number of legitimate theater productions in Boston in 1972
(see Chart II-l).

- These four theaters have reported high attendance for recent
years (see Chart II-5).

2. Symphony Hall

- Approximately one half of the total number of musical events in
Boston took place at Symphony Hall in 1972 (see Chart II-2).

- More than one half of the people attending musical events in
Boston in 1972 went to Symphony Hall (see Chart II-2).
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. 3. Remaining Active Houses (Orpheum, Music Hall, Nat'l Theater,
F Jordan Hall, B.U. Theater, Fenway Theater)

- These theaters currently house most large scale performing arts
productions in the City.

- With the projected increase in stage events over the next decade,
these houses will continue to provide the City with adequate theater
facilities.

h. Downtown Theaters with Stages (Pilgrim, Center, Gary, Saxon, Astor)

- Although less important, these theaters represent an important
resource for Boston's theater world.
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Targets (1973-1978)

Charts II-l, II-2, and II-3 give a conservative estimate of the pro-
jected attendance and number of performances for the City's existing
performing arts organizations in the year 1982. The charts d o not make
allowances for the new organizations which will be established in the
next decade. It is reasonable to assume that attendance and total
number of annual performances will, in actuality, be greater than in-

dicated.

The increased demand will place an additional burden on the City's
stock of cultural facilities, particularly on theater space. Following
are five year targets and guidelines to meet this demand.

Theaters

1. Complete (3) little theater facilities by 1978 (in addition to the
three proposed BCA theaters).

The three theaters (150-500 seats) will serve as performance
sites for the existing twelve resident companies.

These theater facilities can be provided by implementing a 1%
plan (Recommendation #2). Suggestions as to how this might be

accomplished are included in the next section.

2. Maintain adequate level of active theaters in the City

Seven major theaters (Chart VII) currently serve as per-
formance sites for local and visiting performing arts organizations.
These facilities, ranging from 1000-UOOO seats, are barely adequate
to meet the demand as it exists today.

A minimum of six theaters in the 1000-^+000 seat range, not

including the four commercial houses, in essential to sustain a high
level of theater activity in the City. The conservative projection of

kl3> performances which will require large scale theater space in 1982
indicates that fewer than six theaters could not possibly house these

events.
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Exhibition Space

1. Establish small scale exhibit areas in new office buildings
(see Development Proposal).

2. Satisfy needs of existing cultural institutions (see Chart IX).

The space requirements of the four institutions seeking to

re-locate present two very real problems. The substantial amount of

floor area needed by each organization virtually demands that the

cultural space be integrated with commercial interests. This approach

is essential for such institutions to maintain their own facility in

desirable sections of the City.

The specialized needs of each organization further complicate

matters. Cooperative use of a central facility is impractical, except

in the case of a large interior space. In the downtown area, only two

buildings qualify as potential sites - the Quincy Cold Storage Building
and the Union Wharf Building.

State Programs

The State has recently explored the question of how to support
Massachusetts arts and humanities organizations. A year long effort has
resulted in a broad range of recommendations. The recommendations which
will have a significant effect on cultural facility development in Boston
are included below.

Task Force on Financing the Arts and Humanities

1. Regular funding of the Council on the Arts and Humanities should
be increased to the level of one dollar per citizen by Fiscal
Year 1976.

2. Major cultural institutions serving a regional constituency should

be allowed to borrow money for construction at a low interest rate

from the state, in the same manner as institutions of higher learn-

ing are able to borrow under the state's Higher Education Facilities

Act.

Task Force on Arts and Cultural Facilities

1. The Governor should order that state buildings be made available

for arts exhibits and activities.

2. The Governor's office should devise legislation on state tax

policies to encourage businesses to devote space in new and

existing commercial buildings for performing and visual arts

activities.

3. The Governor should require that one percent of building costs

for all new state construction be allocated to the arts and be

planned as part of the original specification.
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*+• The Governor should appoint an advisory committee on the arts to

the commission now studying a uniform building code.

5. The School Building Assistance Bureau should provide assistance

for the inclusion in new school buildings of arts facilities de-

signed for community use after school hours.

Development Proposal - 1% Plan for Cultural Facilities

The small scale space needs of local performing arts and

cultural organizations, as outlined earlier in this report, can be

effectively satisfied as minor components in new construction. The

suggestion is that certain cultural facilities, requiring little

space can be mixed with commercial interests to create a vibrant,

visible, and financially feasible cultural pavilion.

This notion is not a novel one, although it is important to
realize that much needed facilities can be established in smaller
structures than those suggested in the Hinge Block and Hancock
Pavilion proposals. Such facilities are feasible in new office build-
ing construction.

Office buildings are essentially the only type of structure
which offer the potential for varied use. An integrated street-level
entertainment/commercial comples, mixing high rent producing tenants
with theater and exhibit space, best represents this type of strategy.

Some of the advantages of requiring such space in new office
construction are as follows:

1. Diverisfied mix of interests in the building/multiple uses,
2. More than 10 hour daily use of the building.
3. Potential for keeping an area active at night.
k. Benefit to surrounding retail/commercial interests.

5. Potential for attracting pedestrians inside the building.
6. Ability for arts organizations to reach new audiences

(office workers, businessmen, etc.).

7. Potential for unique physical design.

Similar attempts in other cities reveal the importance of
mixing cultural facilities with related commercial interests to ensure
the success of the pavilion as a pedestrian, shopper, and tourist
magnet

.

A sample pavilion model is included to indicate the potential
benefit of providing such amenities in now construction.
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Office Building Cultural Pavilion - Financial Analysis

Floor Area Analysis

Total floor area of pavilion
Floor area for cultural facilities

a. two theaters (150 & 300 seats)
with common back stage area

b. exhibit space
Floor area for commercial facilities

30,000 sq.ft.

10,000 sq.ft.

7,500 sq.ft.

2,500 sq.ft.

20,000 sq.ft.

Annual Income Potential

Cultural Facilities

a. 300 seat theater
b. 150 seat theater
c. exhibit space

1+0 weeks @ $500/wk (see Chart XI) $20,000
1+0 weeks @ $250/wk $10,000

5,000
Total $35,000

Commercial Facilities (sample) - 20,000 sq.ft. @ $8-$10/sq.ft.

a. restaurant 7,000 sq.ft.
b. plant and flower ctr. 2,500 sq.ft.
c. import store 1,000 sq.ft.
d. clothing store 3,000 sq.ft.
e. jewlery store 1,500 sq.ft.
f. (optional) 5,000 sq.ft.

Total

$70,000
$25,000
$10,000
$30,000
$15,000
$50,000
$200,000

Annual Operating Costs - Total Pavilion (30,000 sq.ft.) *

a. energy $1.00/sq.ft. $30,000
b. cleaning & maintenance$ .3l+/sq.ft. $10,000
c. mechanical systems up-$ .15/sq.ft. $ l+,500

keep
d. building maintenance $ .05/sq.ft. $ 1,500
e. tenant alterations $ .05/sq.ft. $ 1,500
f. insurance $ .03/sq.ft. $ 1,000

total operating cost $1+8,500

The Economic Feasibility of the Pavilion Building
Gladstone Associates, December 1972, page 98
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Income Analysis

total incone $235,000
operating costs $ U8,500

T ~1 >^
$l87,500/year

Program Implementation

The matter of establishing a cultural and performing arts facilty
program for the City of Boston, as outlined, involves a two pronged
approach: preservation and new development.

The responsibility with regard to preservation lies primarily with
the BRA as the City's planning and development agency. This report
provides certain guidelines as to which facilities are most valuable
to local arts organizations.

To implement the 1% plan (Recommendation #2) requires the co-ordination
of several city departments. In theory the program can function in two
ways. Space can either be provided in each office building over 1,000,000
sq.ft., or in selected projects. In the latter case, a pool of cultural
facility space must be established, based on 1$ of the total amount of
floor space in newly constructed office buildings over 1,000,000 sq.ft.
This accumulated space can then be included in larger office structures.
To a degree, the latter approach will preserve the unique quality of
these facilities.

The rationale behind this program is that the City can support its
arts and humanities organizations by providing adequate facilities at
a low cost. In the pavilion model, and in the implementation of the
proposed 1% plan, all costs are carried by the developer. The financial
analysis sketch indicates that the facilities need not be a liability to
developer interests. In fact, the traffic generating role of theater and
exhibit facilites are ideal components in a commercial complex. Additional
incentives to provide this type of space include reduced tax assessments
and minor zoning variances.

Implementation of a 1% plan is the most effective method to satisfy
and keep abreast of the City's changing cultural facility needs. During
the next decade, enough space can be provided in new office structures
to meet all the small scale space requirements of the City's arts
organizations. In effect the plan commits Boston to support its arts
and humanities organizations without compromising the City budget.
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Chart 1-1

Boston'?; Major Theaters - 500 Seats or More

Name

Shubert Theater
Wilbur Theater
Colonial Theater
Music Hall

(formerly the Metropolitan Th.)

i. Charles Playhouse

). New England Life Hall
John Hancock Hall
War Memorial Auditorium
B.U. Theater
Symphony Hall
Jordon Hall
Fenway Theater
Horticultural Hall
Aquarius/Orpheum (formerly Boston

Theater, Music Hall)
Cyclorama Bldg.

o. Savoy I (formerly RKO Keith)
Pilgrim

8. Mayflower (formerly Modern Th.)

9. Center (formerly Globe Th.)
0. Publix (formerly St. James Th.)
1. Paramount

national
3. Gary (formerly Plymouth Th.)
k. Astor (formerly Tremont St.Th.)

5. Saxon (formerly Majestic Th.)
6. Exeter St. Theater

7. The Charles
8. Cheri Complex (3)

9. 57 Cinema I&II

0. Paris Cinema
1. Pi Alley Theater
2. Abbey Cinema I

!3. Beacon Hill Theater

Location

265 Tremont St. (1910)
252 Tremont St. (191U)
106 Boylston St.(l900)
268 Tremont St. (1927)

76 Warrenton St.

(bldg. constructed 189U)
225 Clarendon St. (19^1

)

180 Berkeley St. (19^9)
Boylston St. (1965)

26U Huntington Ave.(l925)
311 Mass. Ave. (1900)
30 Gainsborough St. (1900)

136 Mass. Ave. (1905)
300 Mass. Ave. (1900)
1+13 Wash. St. (1905)

539 Tremont St.

Seating Capacity Map Code

Film Theaters

536 Washington
658 Washington
525 Washington
690 Washington
665 Washington

5^9 Washington

533 Tremont St

131 Stuart St.

176 Tremont St

219 Tremont St

26 Exeter St.

191*0
195A Cambridge

Dalton St.

st. (1928)
St.

St. (1913)
st. (1900)
st. (1910)
St

(1911)

(1911)

(1875)

(1903)
(films, since

St.

1,703
1,237
1,666
^,225

525

5

It

6

3

2-900 ; 350
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Boston's Minor Theaters - 500 Seats or Less

Chart 1-2

•T>
Name

Boston Center for the Arts
Charles St. Meeting House
Emmanuel Episcopal Church
Boston Conservatory
Laughing Alley
HUB Theater Center
Church of the Covenant
First Lutheran Church

. Kenmore Sq. Cinema

. Garden Cinema
Cinerama Theaters (2)

Art Cinemas

, China Cinema
Cinema 733

. Cinema X I & II

Ve'ark Square Cinema
Savoy II

. State Theater

. Stuart Theater (formerly the Unique)

. Symphony I&II

. Abbey Cinema

. No. Station Cinema (3)

. Loew's West End Cinema

. Pru Cinema

. So. Station (2)

Location
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Chart 1-3

Boston Theaters With Stage Facilities
Range of Seating Capacities

Seating Capacity // of Theaters in Boston

0-500 2
500-1000 5

1000-1500 7
1500-2000 h
2000-2500
2500-3000 3
3000-U000
U000-U500 1
U500 & UP 1
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Chart l-k

Other Auditoria and Halls in Boston

1. Museum of Fine Arts
Huntington Avenue

2. Museum of Science (3)
Science Park

3. N.E. Aquarium
Central Wharf

k. Boston Public Library
Copely Square

5. Gardner Museum
The Fenv.:ay

6. Post Office Bldg.
P.O. Square

7. Mass. General Hospital

350 seats

113,295,386 seats

90 seats

300 seats

350 seats

300 seats

150 seats

8. Boston City Hospital 100 seats

9. State Street Bank 225 seats

10. First national Bank

11. Federal Reserve Bank

12. Jordans Bldg. {7th floor)

13. Musician's Union Bldg.

56 St. Botoph St.

Ik. New England Life Hall

15. John Hancock Hall

16. Masons Bldg.

17. New England Tel & Tel Bldg. (2)

18. Sheraton Plaza
Copley Square

19. Gardner Auditorium
State House

195 seats

U00 - 500 seats

900 seats

900 seats

1100 seats

J+50 seats

189,280 seats

1000 seats

20. College facilities
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Exhibition Space - Halls

1. Boston Garden
2. Boston Arena

3. Cyclorama Bldg.

k. Commonwealth Pier Exhibition Hall

5. War Memorial Auditorium
6. Horticultural Hall

7. Armory (Commonwealth Ave.)
8. Armory (Columbus & Arlington)

9. State Street Office Bldg. (20,000 Sq. Ft.)
10. City Hall
11. Prudential Center
12. Boston Public Library
13. Symphony Hall
Ik. Quincy Cold Storage Bldg.

15. Cultural Institutions (museums)
16. College facilities
17. Galleries
18. Neighborhood Arts Centers

Exhibition Space - Open Areas

1. Fenway Park
2. City Hall Plaza

3. Boston Common
k. Prudential Center

5. Copley Square
6. B.U. Field

7. Fenway
8. Christian Science Complex
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Chart II-l

Attendance Statistics for Cultural
Attractions in Boston

Theater

1. Children's Theater (70-71 season)*

2. Theater Workshop

3. Theater Co. of Boston

k. Stage I (70-71 season)*

5. Boston Repertory Theater

6. Pocket Mime Circus

7. Nat'l Jewish Theater, Inc.

8. Publick Theater

9. Charles Playhouse

10. Shubert Theater (70-71 season)*

11. Hub Theater Company

12. Tempo Theater Company

13. Colonial Theater

Ik. Wilbur Theater

15. B.U. Celebrity Series

16. University Theater/Lecture Series

17. Miscellaneous (cabarets, etc)

19 7 2

Performanc e s/fttt cndance

8!+

50

50

105

100

100

h5

100

300

150

100

25

200

350

30

(undetermined)

(undetermined)

1+0,000
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j
1972 1972

usical Organizations Performances/Attendance

. Boston Symphony Orchestra

. Handel & Haydn Society

. Cecilia Society

. Chorus Pro Musica

. Boston Ballet

. Opera Company Boston

. Associate Artists Opera Co.

. Gardner Museum Concert Series

. Met. Opera Company

. Boston Pops Concerts

. Esplanade Concerts

JGreater Boston Youth Symphony Orchestra

. University & College Events

. Miscellaneous (rock concerts, night clubs, etc) undetermined

323 4U0,000

1982 1982
Performances/Attendance

80
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Chart II-3

Museums

:

1. Museum of Fine Arts

2. N. E. Aquarium

3. Museum of Science

k. Children's Museum

5. Museum of Transportation

6. Gardner Museum

7. Institute of Contemp. Art.

8. Museum of Afro-American
History

1960-1962
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Chart ll-if

III. Total Attendance for Museums & Theatrical Productions (1972)

A. Museums 2,373,292

B. Legitimate Theater 9b7,000

C. Musical Events 1+^0,000

3,7^0,292

IV. Projected Total Attendance (1982)

A. Museums 3,560,000

B. Legitimate Theater 1,21+7,500

C. Musical Events 605,000
5,1+12,500
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Chart V-l

Capital Expenditures : Major Cultural Facilities (1950-1. 07 3

)

1) Museum of Science

(1951) East Wing
Planetarium

(1958) Morriss Auditorium
(1961) Central Bldg.

(1972) West Wing
Garage 8-. Service Bldg.

2) War Memorial Auditorium

3)

h)

(1965)

Publick Theater - Soldiers Field Rd.

total $17-562.22H.OO

$ 806
. 723 • 00

1,281+ ,0^3. 00

3 873,876.00
6,805,864.00
U, 786,718. 00

$12,000,000.00

Brighton

5)

6)

7)

8)

(1958)

II. E. Aquarium

June (1969)
In progress: = ($4.1 million)

Boston Public Library - Hew Wing

(1972)

Boston Center for the Arts (estimate)

(1970-1972)

Museum of Fine Arts

(1970) Wing Addition

Institute of Contemoorary Art

$200,000.00
($50,000.00 MDC Funds)

$4,640,000.00
$2,000,000.00 - 300 seat auditorium

(Nov. '73)

$2 , 000 ,000 ..00 - Mammal gallery (197*0

$26,000,000,00

$2,000,000.00

$5,000,000.00

(1973) Rehab Police Station # 16 $50,000.00
(projected total cost = $500,000.00)

9) Commonweal th Pier Exhibition Hall

(1972) Rehab Warehouse

10

)

Children ' s Museum

(1968) visitor Center

11) Elma Levis

(1950-1973) undetermined

$600,000.00

$300,000.00

a) Total (since 1950)
$68,352-224.00

b) TotPl /since 1060)
':,.oo, Obi. .'H>0 00
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- 30 - Chart V-2

Public Support of the Arts - City of Boston (IQ6O-IQ72)

I960
a. total budget $112,702,317 lh

b. expenditures related to cultural activities

i) public celebrations (General gov't) $ 92,449.82
ii) art commission (Administrative Services) 3-346.00

iii) Boston Public Library 3,316,26-j . 90
c

.

Percentage of budget for cultural activities $ 3/3] 2,059-72
I2.9T)

1965
a. total budget $l40, 752,294.19

b

.

expenditures related to cultural activities

i) public celebrations (General gov't) $ 80, 944.04
ii) art commission (Administrative Services) 2,010 50

iii) Boston Public Library 3,833,Oo7.04
iv) Miscellaneous - Youth Activities Bureau 158,593.36

$4.074
-
6l4.94

c

.

Percentage of budget for cultural activities

(2.7?.)

1970
a. total budget $l88, 421,241.51

b. expenditures for cultural activities

i) public celebrations (General gov't) $ 127,l80.4l
ii) art commission (Administrative Services) 2,510.00

iii) Freedom Trail (Public Works) 13.^00.00
iv) Boston Public Library 6,.075,l8l.82

Eastern Regional Library Dept

.

740,142.86
v) Summer Youth programs 111,994-67

$"6,970,309.76

c

.

Percentage of budget for cultural activities

WW)
1972

a. total budget $235,808,375-00

b. expenditures for cultural activities

i) public celebrations (General gov't) $ 131.000.00

ii) Offfice of Cultural Affairs 463.000.00

iii) Boston Public Library 6,890.019-00
iv) Freedom Trail (Public Works) 15,000 00

$ 7, 499,019. 00

c. Percentage of Budget for cultural activities

(3.2*)
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Boston's Major Theaters

Availability vs. Heed

Chart VI

Annual Theatrical Events Requiring Large Halls

Opera Company of Boston
Associr:c Artists Opera Company
Boston Ballet
B.U. Celebrity Series

IT. Y. Met. Opera
Chourus Pro Musica
Handel and Haydn Society

^ of Performances

15
10
20

30
6

10

15
t:106 annual performances

Available Theaters
Name

1. Hancock Hall
2. N.E. Life Hall
3. Jordan Hall
k. Music Hall
5. Symphony Hall
6. Aquarius/ Oi-pheum
7. War Memorial Auditorium
8. Wilbur Theater

9. Shubert Theater
10. Charles Playhouse
11. Colonial Theater

Days Available for Outside Events

75
75
25
50

25
50
50

350 available dates
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Chart VII

Boston's Cultural Facilities (1960-1973

New Construction

1. Museum of Science (1961-1972)

a. Central Building (l96l)

b. West Wing (1972)

c. Garage & Maintenance facility (1972)

2. N.E. Aquarium (1969) - Main Plant

3. Boston Public Library (1972) - Addition

k. Museum of Fine Arts (1970) - Wing Addition

5. War Memorial Auditorium (1965)

6. Children's Museum (1968) - Visitor Center

Rehabilitation (1930-1973)

1. Boston Center for the Arts (1970-1973)

2. Institute of Contemp' Art (1973)

3. Commonwealth Pier Exhibition Hall (1972)

k. Elma Levis School of Fine Arts (1950-1973)

68,000 sq.ft.

ll»+,207 sq.ft.

356,92^ sq.ft.

Total 539,131 sq.ft.

110,000 sq.ft.

U00,000 sq.ft.

80,000 sq.ft.

160,000 sq.it.

5,000 sq.ft.

Total 1,294,131 sq.ft.

120,000 sq.ft.

1,500 sq.ft.
(exhibition space)

168,000 sq.ft.

289,500 sq.ft.
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Chart VIII

Planned and Proposed Expenditures - Cultural Facilities - Boston

Planned Expenditures (1973-1975)

1. New England Aquarium
Audi t ioriun ( Nov . 1973

)

Floating Marnnal Gallery (197k)
$2,100,000.00
$2,000,000.00

2. Institute of Contemporary Art
Rehab. Police Station #l6 $ 1*50,000

3. Boston Center For the Arts $2,000,000.00
Total $6, 550,000.00

Proposed Expenditures

1. Hinge Block

2. Hancock Pavilion

3. So. Station Stadiux

$6,650,000.00

$10,080,000.00

$20,000,000.00
Total $36,730,000.00
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Chart DC

Existing Cultural Facility Need

1. Museum of Transportation

2. Mass. Horticultural Society

3. Boston Center for Adult Education

h. Children's Museum

100,000 sq.ft.

50,000 sq.ft*.

35,000 sq.ft*

1+0,000 sq.ft*

Total 225,000 sq.ft.

Hancock Pavilion Study
Gladstone Associates - December 1972
(includes exhibit areas, classrooms, office and library space).



.
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Theater Destruction Chart

Chart X

Name

1. Boston Opera House (1909-1957)

2. Back Bay Theater (destroyed 1968)-3^00 seats

3. Copley Theater (destroyed 196*0-1200 seats

h. Howard Athenaeum (burned 196l)-1500 seats

Replacement Cost*

$20 million

$ 7 million

$ 3 million

$ 3 million

5. Scolley Square Rialto (l910-1965)-350 seats - film only

6. The Comique (l906-1965)-365 seats - film only

7. Hollis St. Theater (destroyed 1930' s)

8. Park Theater (destroyed prior to 193*0

9. Castle Square Theater (destroyed prior to 193*0

10. Boston Theater (l85 i+-192li)

11. Tremont Theater (constructed approx. 1905)

Replaced by RKO Keith
Theater (now Savoy Th).

Cost (1928) -$5 million

* Based on Hinge Block Study per seat costs p. 3*+
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Chart XI

Resident "Little Theater" Companies
Favoring A Cooperative Facility

1. Theater Workshop

2. Theater Co. of Boston

3. Stage I (70-71 season)*

k. Boston Repertory Theater

5. Pocket Mime Circus

6. Nat'l Jewish Theater, Inc.

7. Tempo Theater Co.

# of Performance s/yr.
50

50

105

100

100

k$

25

~W5~

Attendance
10,000

10,000

4,000

20,000

10,000

8,000

5,000
67,000

* Hinge Block Study
Data on Theaters, 1971
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- 37 - Chart 1-6

Museums

1. Visual Arts

- Museum of Fine Arts - Huntington Ave.
- Gardner Museum - Fenway
- Institute of Contemporary Art - Boylston St.

2. Science

- Museum of Science - Science Park
- New England Aquarium - Central Wharf

3. Historical

- Museum of Transforation - Brookline
- China Trade Museum - Milton
- Museum of Afro-American History - Smith Court

k. Other

- Children's Museum - Jamaica Plain

Libraries

1. Boston Public Library - Kirstein Business Library -

Neighborhood Branches

2. Institution Libraries

- Museum of Fine Arts
- Museum of Science
- Mass. Historical Society
- Bostoniao Society, etc.

3. Boston Athenaum

k. State House Library

Art Centers

1. Boston Center for the Arts

2. Elma Lewis School of Fine Arts

3. Neighborhood Arts Centers





CAC ENTERTAINMENT DISTRICT SUBCOMMITTEE

Meeting - March 14, 1974

AGENDA

1. Summary of last meeting - February 27, 1974.

2. Work Program - review of status, revisions, and timetable.

3. Report on contacts with other cities re downtown enter-

tainment districts and plans.

4. Review plan for immediate action toward meeting basic

objectives for Entertainment District. I
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PARK PLAZA CAC SUBCOMMITTEE on ENTERTAINMENT DISTRICT

Summary of Meeting - February 27, 1974

Present: CAC - Messrs. Ahern, Bronstein, Chin, Lohmann.
BRA - Messrs. Beatty, Smallridge; Mrs. Gott-lin,
City - Mr. Mickiewicz (Law Department).

The first part of the meeting was devoted to discussion
of the purpose and objectives of the study. Concern was
expressed that it not simply add to the "already extraordinar-
ily large library of prior planning studies" which, it was
alleged, have not produced action or influenced events. The
main issue discussed was whether recommendations of changes in
the South Cove, Park Plaza, and Bedford-West Project plans
should be a primary objective of the study, or whether the
study should develop a philosophy and a specific action pro-
gram for the entertainment district with the present plans for
adjacent Projects as givens. The preponderant opinion among
the Subcommittee members present and the BRA staff favored the
latter course. It was suggested that if the action program or

plans turn out to be in conflict with any of the Projects, the
Subcommittee may then consider recommending changes in the
latter, but that the existing Project plans should not be a

direct subject of the study at this time.

Deborah Gott-lin of the BRA and the Landmarks Commission
explained the historic/architectural survey, which is being
done through a systematic evaluation of the date, style,
architect, materials, and history of the buildings as well as

condition and rehab/reuse possibilities. This survey has
identified roughly two-thirds of the buildings in the area as

warranting thorough research of the above factors.

There was some questioning of the feasibility of bringing
new uses into the Lower Washington Street area if the adult
uses are to continue and be contained there, on the assumption
that other interests would not want to locate in an isolated
area of that character. The BRA staff believes, however ,_ that

with adequate improvements in the Lower Washington area, it

can be made to draw other uses such as various smaller busi-
nesses and restaurants in addition to the adult wares and
activities, and thus the impact of the latter on the casual
visitor will be diluted.

There was also considerable discussion of whether the

adult-rated activities in the area really are economically





Summary of Meeting - February 27, 1974 2.

beneficial to the city or whether that idea is a myth. It was
suggested that the BRA make an on-the-spot survey for observa-
tional impressions and also proprietors 1 impressions of the
clientele in three time segments - 12 to 6 p.m., 6 to 9 p.m.,
and 9 p.m. to closing - over a two-week period, and that mem-
bers of the Subcommittee make their own observations by visit-
ing in the area individually or in groups of not more than two
or three.

There was also some discussion of and speculation about
the status of the legitimate theaters (Colonial, Wilbur,
Schubert, Music Hall, Charles) , the need for getting informa-
tion on each, and the importance to the city of their survival
Mr. Bronstein agreed to find out the attorneys, banks, and
accounting firms of the legitimate theater owners for a more
objective analysis of the industry and its future.
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^)STON REDEVELOPMENT AUTHORITY City Hall / Room 900, 1 City Hall Square/ Boston, Massachusetts 02201 /Telephone (617) 722-4300

February 15, 1974

TO: CAC Subcommittee on Entertainment District

FROM: Dick Beatty

Reminder - next meeting:

Wednesday, February 27, 4:15 p.m., Room 917

Enclosed are:

(1) Copy of Memorandum of 2-5-74 from Dan Ahern

to me, including a proposed Agenda for the

meeting;

(2) Memorandum of 2-15-74 from me on the status

of Planning for the Entertainment District;

(3) Summary of our last meeting.

%
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Therefore, I suggest that you consult with
Eli Post and produce either a new "Study
Design

-

' or Work Program. This should be

prepared—or at least a memorandum on the
subject should be prepared—and sent to the

members at least one week before the meeting.

3. Although it is too early to select final
boundaries for the area under study, tentative
boundaries should be established and should be
discussed at this meeting. If you wish to send

us a map for consideration prior to the meeting,
this will be helpful.

4. I do not believe that our present subcommittee
is adequate to providing the advisory services

for the renewal of this area and we should augment
it by others including probably owners and business
people from within the area along with persons
representing broader Downtown and City-wide interests

and certainly representatives of the arts, entertain-

ment, etc. BRA, no doubt, has models and guidelines

for this kind of committee development, and I would

appreciate your recommendations in a memo sent to the

committee one week in advance of the meeting.

5. At each meeting you might give us a 5-10 minute

report on activities in adjacent areas with parti-

c cular reference to Jordan Marsh, South Cove and

Chinatown.

6. Presumably, at the next meeting we will receive an

extensive report from your staff on field work to date.

If you find it convenient to send any of this material

to the committee members prior to the meeting, this

will be helpful.

7. At the last meeting we agreed to select a number of

reference models, that is places that we should examine

to see what lessons can be learned for this section of

Boston. Suggestions included Collins Avenue in Miami,

along with Las Vegas, Soho, Tivelli Gardens, and

Disneyland. Committee members and staff personnel should

give you other suggestions now so that you can compile a

comprehensive list and mail it out a week before the

meeting. At the meeting itself we can discuss this list,

put it in priority fashion, and select a few places for

special observation. We will also determine the means by

which such surveillance or observation can take place.

Incidentally, Ernie Santosuosso of the Globe has just com-

pleted a series of articles on Las Vegas ending on Feb. 1st.

I suggest that you get those articles and also make an

appointment to meet with this person to discuss trends in

Las Vegas and to see what application, if any, they might

have to Boston. I suggest that you set up the meeting, and



.

<



»

- 3 -

then let the committee members know, and they can

come if their time permits.

8. John Atwood suggested that we prepare a comprehensive

table of uses which might be applicable to this area as

one of our study guides. I would suggest four categories

of uses, the first of which would be "Preferred Uses'

(theatre, opera, music, any of the arts or education, good

restaurants, hotels, retailing), then we might have

"Allowed Uses'' which would include cinemas and most forms

of commercial recreation, then we might establish a category

of limited uses, that is uses which would be permitted but

only under certain limitations and here we might have the

"adult' uses such as adult movies, adult bookstores, and

strip joints. Finally, we might include uses which would

be allowed but would have to be handled with special

treatment. For example, housing. While housing is desirable,

it should not be developed at the expense of entertainment

uses. I would hope that all members would send you their

suggestions on this question of uses so that you can combine

this into a memo to send us one week prior to the meeting,

and then at the meeting itself we can have a rather intensive

discussion of this subject.

9. We should have sent to us one week before the meeting a memo

on the status of the Wilbur Theatre and the Music Hall.

10. At the present time there are a large number of educational

and artistic organizations seeking new homes. Many of these

are working through MECA in an effort en masse to the

Watertown Arsenal, something that the City of Boston should

fight very vigorously. I suggest that you attempt to get a

comprehensive list of organizations now seeking new homes

and compile what data is readily available so that we can

discuss this at our next meeting. To start you off, I suggest

the following: Boston Opera Company, Theatre Company of Boston,

WGBH-TV, EDCO, Girls' Latin School, Mass. College of Art,

Boston Children's Museum, and in addition, I believe that

Boston State College and Emerson College seek new facilities

at this time.

11. We should begin the process of contacting spokesmen for the

major components of the Downtown Entertainment District. I

have already talked with representatives of the adult enter-

tainment industry and will continue to investigate this im-

portant field. We should make assignments of committee members

who will seek out and make initial contacts with leaders in the

restaurant, theatre, and entertainment fields.

\
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PARK PLAZA CIVIC ADVISORY COMMITTEE

Downtown Entertainment District Subcommittee

Meeting: February 27, 1974

Agenda

1. Minutes of January 30th Meeting

2. Revised Work Program

3. Area Boundaries

4. Committee Membership

5. Report on Adjacent Areas

6. Report on Field Surveys

7. Reference Models

8. Table of Uses

9. Wilbur and Music Hall

10. Relocation of Arts

11. Contacts in Area

12. Other Business
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PARK PLAZA CAC SUBCOMMITTEE on ENTERTAINMENT DISTRICT

Summary of Meeting - January 30, 1974

Present: CAC - Messrs. Ahern , Atwood, Stahl; Mrs. Wood.
BRA - Messrs. Beatty, Smallridge.

In the first part of the meeting, Mr. Smallridge and Mr.
Beatty explained the current status of various parcels and areas,
problems concerning them, and present plans or expectations for
them:

South Cove

Parcels C-l/P-14 (Agora Associates)
will probably be under construction in 19 74.

Parcel C-4
developers' kits picked up by three developers.

Parcel C-8 -

one of developers interested is Philopoulos, developer
of C-3 ('57 complex), but only if the two parcels can
be joined.

Controls on both C-4 and C-8 require retail on ground floor.

Liberty Tree Park
has involved big problems because of tremendous amount
of underground utilities lines, but these have practi-
cally been solved and agreements are expected within
week.

Edison minipark -

very small; Edison hopes to go ahead very quickly and
to nave open in time for Bicentennial.

Bedford-West Development Area
under negotiation; basic agreement nearly reached.

South Station Project -

program has been redesigned (as of 1973) by TAC.

Chauncy House -

conversion to 87 units of new residential under way.

MBTA Boylston-Essex station

MBTA studying further modernization.
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Summary of Meeting - January 30, 19 74 Page 2

It was suggested that in order to ensure that all possible
uses and reuses for the study area are considered, members of
the Subcommittee should each list all uses they can think of,
to be put into a master list of entertainment and commercial
uses for the area. As an aid in this, information might be
obtained about entertainment areas and uses in other cities
(e.g., Las Vegas, Miami's Collins Boulevard, London's Soho)

.

From this inventory of all possible reuses along with uses now
in the study area - and with the help of economic studies as
required - value judgments and economic judgments will have to
be made concerning the desirability and feasibility of various
uses for this area in the future.

The question was raised whether present plans call for or
allow too many retail areas (Park Plaza, Bedford-West, South
Cove parcels, entertainment district), which might not all be
able to compete successfully. It was explained that the timing
and nature of each new retail development will be determined by
the market. [The BRA Research Department has completed an anal-
sis of the retail market in Boston, and this information is
being fed into the Downtown planning.]

A map was presented showing the progress of the new Land
Use survey, which is 90% completed. The information from this
survey is now being mapped and will be available for work ses-
sions and for the next meeting.

It was agreed that the next meeting should be a work ses-
sion for the Subcommittee to get into detail on planning var-
ious types of redevelopment activity for the study area.

During the next three weeks numerous contacts will be made
with other agencies and building/business owners in the study
area, as well as with people in the entertainment and arts
industry. Subcommittee members will be apprised of these meet-
ings in advance so that both the BRA staff and the Subcommittee
can be represented.
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fcSTON REDEVELOPMENT AUTHORITY City Hall / Room 900, 1 Cily Hall Square/ Boston, Massachusetts 02201 /Telephone (617) 722-4300

January 25, 1974

I
TO: CAC Subcommittee on Entertainment District

FROM: Dick Beatty

Enclosed are

(1) an Agenda for our next meeting -

Wednesday, January 30, 4:15, in Room 917;

(2) a diagram showing location of Room 917;

(3) a Summary of our last meeting.
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BRA
RAB-1/25/74

CAC ENTERTAINMENT DISTRICT SUBCOMMITTEE

Meeting - January 30, 1974 - 4:15 p.m.

AGENDA

1. Detailed review and status of plans and projects

within and surrounding the Entertainment District

2. Review of findings from Land Use Survey to date.

3. Contacts with other City Departments and with

building/business owners in the study area.
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> PARK PLAZA CAC SUBCOMMITTEE on ENTERTAINMENT DISTRICT

Summary of Meeting - January 8, 19 74

Present: CAC — Messrs. Ahern, Bronstein, Chin, Stahl; Mrs. Wood.
BRA — Messrs. Beatty, LaCroix, Smallridge.

Mr. Beatty reported that the field work for the Building/
Land Use survey will begin this week. The purpose of this sur-
vey is to get complete information on exactly what comprises
the Entertainment District - the numbers and kinds of enter-
prises; their locations, sizes, and ownerships ; economic factors
such as employment; taxes generated to City and State; etc. It
will also give information on changes that have occurred since
the last survey. No interviews are to be conducted during this
survey, but the surveyor may casually pick up some information
on ownerships, moves, etc.

There was emphasis on the need to get complete and accurate
information on actual ownerships (not just straws) ; as possible
sources, the following were mentioned: tenants, Real Estate
Board and brokers, Licensing Division, Assessing Department. It
was also urged that vacancy percentages be reported as carefully
as possible.

It was suggested that information be obtained on rents and
leases; this will come in interviews at a later stage of the
study. It was also mentioned that many leases may be recorded
and therefore available for public scrutiny at the Registry
(later inquiry discloses, however, that only leases for seven
years or more need to be recorded)

.

The building conditions survey is to be done separately by
the BRA Engineering Department, and it was agreed that the Sub-
committee will see the survey form and the explanation of stand-
ards to be applied to individual buildings prior to field work.

Meetings are to be set up with other City Departments
(Police, Law, Licensing, etc.). The Subcommittee will be given
a schedule of these and members are encouraged to attend them.

There was also some discussion of how to find out about
changes and trends. Among ways suggested were: comparing owner-
ship information from this survey with that from previous surveys,
talking with people; having interviewers ask how long tenants
have been there and whether they know who previous tenant was,
at least for ground floor.

In answer to a question of what plans and expectations the
BRA has for areas surrounding the Entertainment District, parti-
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Summary of Meeting - January 8, 1974 Page 2

cularly the Bedford-West area, Mr. Beatty explained that there
have been various expressions of developer interest in that
area, which includes the Raymond's site, Hayward Place Garage,
and Bristol Building. Any planning for the Entertainment Dis-
trict should assume some major development of the Bedford-West
area. Mr. Bronstein stressed the importance of proper develop-
ment of this area, and upgrading of the Entertainment District,
to the health and progress of the city's retail economy. He
emphasized the interrelationship and mutual dependence of the
retail and entertainment activities.

There was mention of the continuing need for "planning
concepts", "a philosophical approach", "a comprehensive planning
approach" - for the whole Entertainment District (not just the
Hinge Block, as in the Victor Gruen and Hinge Block studies)

.

Included in such concepts might be the mixing of other uses,
such as retail and hotel, with entertainment.

It was suggested that at some point in this study an all-
day seminar be held to obtain planning input - ideas and reac-
tions - from high-level representatives of the various interests
in the retail-entertainment area, and that in order to have
productive working sessions with useful results, the number of
participants should be small and should include the very top
people. There was some discussion of the amount of advance
preparation and specific programming - of assembling of planning
ideas to be tested on the group - that would be needed to enable
such a seminar to achieve its purpose.

It was agreed that the next meeting of the Subcommittee
will be in Room 917 for reference to the larger-scale map of
the downtown area, to facilitate more detailed exposition of
plans and possibilities for the various sectors surrounding the
Entertainment District.
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•OSTON REDEVELOPMENT AUTHORITY City Hall / Room 900, 1 City Hall Square / Boston, Massachusetts 02201 / Telephone (617) 722-4300

January 4, 19 74
I

TO: CAC Subcommittee on Entertainment District

I

FROM: Dick Beatty

Enclosed are (1) a summary of our last meeting

and (2) a first crack at a statement of objectives of

the study. We can discuss this at our meeting next

Tuesday (January 8, 4:15 p.m., BRA Director's Conference

Room)

.

?~"
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BOSTON REDEVELOPMENT AUTHORITY January 3, 19 74
Entertainment District Study Richard Beatty

OBJECTIVES of the STUDY

The Entertainment District is a difficult area to define
and comprehend. Other downtown functional areas, such as
Government Center, the Retail Core, and the South Station
Transportation Center, have a clear-cut major land use which
can be described economically, physically, and functionally
with a fairly high degree of objectivity. The Entertainment
District, on the other hand, is clouded with highly subjective
and often emotional issues which result in labels like "Combat
Zone" being applied to encompass the full range of activities
within the area.

Part of the difficulty comes from the lack of information
on the various activities and conditions of the area and the
absence of a clear-cut direction from the City regarding the
future of this section of the downtown and the adult-oriented
activities that it contains.

This study will provide the data and analysis needed to
determine the policies and plans for the future of the Enter-
tainment District which will be in the best interests of the
larger community surrounding the District and the City as a
whole.

More specifically, this study will result in the following:

1. • an "immediate action" program for alleviating
extreme problems in the area

2. .a City policy for the future of the Entertainment
District with controls on the location and nature
of the adult-oriented enterprises

3. t a plan for public action to include streets, util-
ities, pedestrian areas and parks, MBTA adjustments,
and zoning or other legal controls

4. a program for rehabilitation and new development
with appropriate building and use controls and
establishment of priorities and staging

5. . identification of public assistance programs appli-
cable to any of the proposed actions

6. . marketability of proposed new or expanded uses in
the District





Entertainment District Study Page 2

Objectives of the Study

The end result of this study will be a variety of inter-
related public and private actions which will affect the Enter-
tainment District and determine the physical, social, and
economic future of this area as part of an improved downtown.

»





P2.RK PLAZA CAC SUBCOMMITTEE on ENTERTAINMENT DISTRICT

Surmarv of Meeting - December 13, 1973

Present: CAC -- Messrs. Ahern, Boorman; Stahl, Mrs. Wood.
BRA — Messrs. Beatty, LaCroix, Smallridge

Discussion centered on the content of the information-gathering
process which the BRA has initiated under Period I of the Work
Program.

1. Project Boundaries

The Entertainment District Study is bounded by adjacent i i

distinct downtown functional areas: Retail Core to the
north, Chinatown to the east, Medical Center—Bay Villaga
to the south, Back Bay retail-office district to the west,
and the Common and Public Garden to the north.

It was generally concluded that the study will result in a

series of separate actions affecting the Entertainment Dis-
trict and adjacent areas rather than ending up as a clearly
defined urban-renewal-type project area. Therefore the
boundaries can remain flexible and more realistically dove-
tail with the neighboring downtown activities.

Field Work

A survey will start immediately after- the New Year to update
the building-by-building occupancy, condition, and management
information. This is being done by members of the BRA
Business Relocation staff and should be completed within two
weeks.

A second survey, which will cover the environmental conditions
and planning problems in the area, will be undertaken by
end of the second week of January.

A third survey has been initiated by the Boston Landmarks
Commission to identify the important historical and architec-
tural elements of the area.

Inhouse Information

Existing files will be updated and new files developed cover-
ing the present ownership, liquor licenses, building permits,
tax abatements, etc., within the study area.
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4. Goals and Objectives

It was generally agreed that without specific goals and
objectives both for the study and for the future plans for the
area, we could get over-involved with the bureaucratic data-
gathering process. It was agreed that goals and objectives
would be the major item for discussion at the next meeting.

5

.

Community Participation

Beyond the direct involvement of the Subcommittee partici-
pating in the study, it was determined that there are many
vestc: terest groups that will be contacted during the
study det ne their opinions of what could and should
be done and to . tter understand their economic and physical
problems with . te present situation. Thea^ would include

1. Real estate— theater— restaurant people
2. Civic groups on periphery - e.g., Beacon Hill
3. Newspapers and other "watchdog" groups, including

Boston 200, Police Department, Law Department

6. Planning and Development Activities In and Around Study
Area

A map was presented by the BRA and discussed, showing the
various planning activities and planning study areas sur-
rounding the Entertainment District. -They include:

Tremont Street Housing
Bedford-West
Church Green
Dewey Square
South Station
Chinatown
I Pla
Sout Cove Parcelr, C-4, C-7, C-8

Also e ssented 3 a map potting the locations of adult
ente: ment tivitiet .ased on a December 1973 field
surv hich iows the acentration of the entertainment
facil 2S v the s y area and can be compared to the
ear] i ud ade by ;he BRA.

'mh
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CAC ENTERTAINMENT DISTRICT SUBCOMMITTEE

Meeting - December 13, 19 73

AGENDA

1. PLANNING AND DEVELOPMENT ACTIVITY IN AND AROUND STUDY

AREA - BRA report on past plans and status of

existing plans which affect the Entertainment District.

2. WORK PROGRAM for PERIOD I - discussion of the

attached WORK PROGRAM.

3. COMMUNITY PARTICIPATION - discussion of structure

and specific groups or individuals to be represented

from the area and adjacent districts during study

period.
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ENTERTAINMENT DISTRICT STUDY

WORK PROGRAM for PERIOD I - DATA ACQUISITION and INVENTORY

The basic information gathering for the study is divided into
four categories;

A. Economic

B. Physical Planning - requiring field observation and
analysis

C. Physical Planning - from available in-house sources

D. Legal

Below is an expansion of each of these four categories
(* indicates information to be mapped)

.

A. ECONOMIC

Surveys and expanded research as outlined belov; will be
undertaken to quantify the overall economics of the enter-
tainment industry in the city and to better understand the
specific effects of the functions of the study area on
surrounding downtown areas. This will provide a more
objective definition of the entertainment district than
presently exists and help to better understand the effects
of alternative actions proposed later in the study.

1. IMPACT OF ENTERTAINMENT INDUSTRY

- tollar volume by general type of facility

- % of city-wide attributable to study area

- Relationships to visitor and convention business

- Sales and attendance figures and trends

- *Tax returns to State and City - sales
liquor
entertainment
meals
property
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ENTERTAINMENT DISTRICT STUDY
Work Proqram for Period I Page 2

2. ECONOMICS OF STUDY AREA

- *Real Estate

- *Employment

Costs of City
services

tax assessments
recent transfers
abatements
building permits
rent levels by use

numbers by type
payroll
employee characteristics

fire
police
traffic
etc.

3. MARKET ANALYSIS

Trends of entertainment industry by type and location

Demand - short-term and long-term

Relationship of other proposals - e.g., Quincy Market

B. PHYSICAL PLANNING (Field Work)

Early in January, a field study will be conducted by BRA
technical staff to provide accurate building-by-building
information on the existing conditions in the study area.
The survey schedules and methods of conducting the field
work will be determined within two weeks.

1. BUILDING

, *Condition (generalized from exterior observation)

, *Use - first-floor occupancy by name of firm,
upper-floor by *land use, liquor license

. Management firm (when indicated on door or in lobby)

, *Vacancy by floor

. *IIeight

. . Recent improvements
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ENTERTAINMENT DISTRICT STUDY
Work Program for Period I Page 3

ENVIRONMENT

*Sidewalk condition

Lighting condition

Signs - inventory and condition

Servicing facilities

Noise level

Mainten£.nce - trash, cleanliness, etc,

TRAFFIC and PARKING

- *Garages and lots with legal capacity and actual use

- *On-street parking

- *Traffic volumes

- *Origin and destination

- Signalization

- *Truck servicing patterns

- *MBTA existing conditions and plans

4. ARCHITECTURAL and HISTORICAL (partially completed)

- *Buildings of merit for architectural and/or
historical reasons

Sites and groups of buildings, streets and alleys
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ENTERTAINMENT DISTRICT STUDY
Work Program for Period I Page 4

C. PHYSICAL PLANNING (In-house)

Accurate, updated base maps are now being prepared for the
plotting of the material listed below. In addition, an
analysis of previous plans for the area and any comparable
planning work done in other cities is under way.

1. BUILDING and PARCEL

- *Ownership

- *Values - tax
recent sales

- *Square footages - lot
floor area

_ *Type and age - fireproof?

2. UTILITIES and PUBLIC FACILITY INVENTORY

- *In-street utilities - location
condition
capacity

- *Location and service for - fire
library
school
police

3. COMPARATIVE STUDIES

- Other cities - San Francisco
New York
Baltimore
Philadelphia
Washington

Cultural centers - developed and proposed
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ENTERTAINMENT DISTRICT STUDY
Work Program for Period I Page 5

D. LEGAL

A comprehensive report on the legal aspects of the entertain-
ment industry is under way with the assistance of the City
Law Department and other appropriate City and State depart-
ments and agencies.

1. Zoning controls - existing and proposed

2. Liquor licenses - policy

3. Police control of adult uses, prostitution, drugs.

The work period for Period I began December 10, 19 73, and will run
approximately two months. During this time there will be contact
with as many bona fide interest groups and individuals as possi-
ble to help the planning staff understand the scope of problems,
attitudes, and potentials for the district.
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I. INTRODUCTION

The purpose of this study is to determine the future of Boston's

entertainment district. An analysis of economic, social, and physical

problems will lead to recommendations on improvements and redevelopment

in the district including methods for implementing these recommendations.

Planning will be divided into five periods of study. In Period I

data will be acquired and an inventory of existing conditions and problems

will be made. In Period II this information will be analyzed and correlated

so that areas for improvement can be defined and trends can be identified.

Policy recommendations and proposals for specific actions will be made

in Period III. Decisions on the feasibility of rehabilitation and the

desirability of certain uses will also be made in Period III. Formulation

of guidelines and the study of implementation techniques, as well as

evaluation of alternative development schemes, will occur in Period IV.

In Period V a developer's kit and a draft environmental impact report

will be proposed.
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MAP OF ENTERTAINMENT DISTRICT
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III. SCOPE OF THE STUDY

The study includes consideration of the following topics:

1. Economic issues: present economic condition of the study area,

potential for retaining or expanding present uses and for

introducing new uses, the effects of nearby development on

the area, employment, etc.

2. Land uses: the pattern of uses both ground floors and upper

floors, the role of non-entertainment uses, the turnover in

establishments, identify "desirable" uses in this area.

3. Surrounding areas: the effect of nearby development on the

study area, peripheral uses in the "buffer zone" between the

entertainment district and surrounding neighborhoods, the

potential effect of development here on the surrounding

areas .

4. Transit and the pedestrian environment: open space, sidewalk

condition, lighting, MBTA use, program for public improvements.

5. Traffic and parking: traffic volumes, parking inventory, service

access study, recommendations for traffic improvements.

6. Legal issues: crime and police statistics, existing laws and

ordinances, effectiveness of present laws, recommended changes

in zoning, building code, and enforcement practices.

7. Urban design: sign control, architectural significance of

present buildings, design implications of zoning changes,

design guidelines for new development.

8. Temporary solutions: sign control, code enforcement, police

protection, private investment, and other methods of improving

the area's image and condition.
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9. Rehabilitation potential: cost and desirability of rehabilitating

existing structures, strategies for financing rehab, possible

adaptive reuse.

10. Development potential: identify parcels suitable for spot

redevelopment, identify uses to be expanded or introduced,

suitable zoning controls, alternative development schemes,

strategy for new development (e.g., urban renewal, cooperative

venture, or 121A corporation), preparation of developer's kit.

11. Funding: allocations for public expenditures in the area,

possible methods of financing rehabilitation and development

here.

12. Relocation: magnitude of relocation for new development, special

problems, effect on other commercial areas, preferences of

relocatees.

13. Environmental Impact Review: the information gathered in this

study will serve as a background for a complete environmental

analysis. The formulation of alternative development schemes

will take into consideration the potential environmental impacts

of each scheme.. Preparation of a draft environmental impact

report would begin in Phase IV to guide in the choice of a

final development scheme.

14. Evaluation: Thorough evaluation of this study and its results

is important at several points. First, the study design must

be evaluated by various interest groups. The conclusions of

Phase III must be considered carefully so that they properly

guide the implementation phases of the study. The alternative

... development schemes must also be evaluated from many perspectives.
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IV. TIMETABLE

Weeks
Period I Data Acquisition and Inventory 1-8

Period II Planning Analysis 9-16

Period III Recommendations and Planning Conclusions 17-22

Period IV Guidelines and Development Strategies 23-32

Period V Preparation of Developer's Kit and

Environmental Impact Report 33-36
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V. Period I: Data Acquisition and Inventory

C E M 1. -feyilding study of condition , ag e,
|
he4-§&fc[

L m 2.- Ownership

U M. 3.— TliiuiiLj, . — l(j(£E5lHlii

E 4r— .ftentrrr"5-

~^ 5. Turnover by type of business-

J~" L"~ 6 . Tax assessments'

?° '^S«W

'

7 • fiocont investment

8. <- .Land—fa^ffirS-feTS-

9. ^^dles-f^fee-

— 11,— Frnnnmirr indir^tnrw

—

sal e s, ulle i idum e , et c,

E- 12. i- rioor area of eadr*
estaL>l rshment (bqT ft.)

r — 1—13. - la nH urn rm gvnnnH fj
ft pr and unppr f1nnr<;

/ 8

P*E 14. Effects of new development: market, displacement

'Pfc 15. Trends in other Boston en tertainmp n f a rpas- Sfglla y Square,

ire
T
Bovlstnn Strppt, Rrightnn flwppjjp

16. MBTA use

^TE 17. Sidewalks and passageways

PS 18. Lighting

P 19. Population gradient (density)

'V'T 20. Parking inventory

fT 21. Traffic volumes .'

22.- Track service inventory

I— 23. Incidence of crime, police statistics
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L- 24. What existing laws, ordinances, and codes apply to this area?

X ' 25. Comparative studies on entertainment districts

t'. 26. Liquor licensing

^p" - 27. Inventory of signs

Y 28. Effects of nearby development on urban design

f — 29. Architectural and historical significance of buildings in the

study area

£^-30. Rehabilitation study: parcel size, mechanical systems

C-31. Utility study

ip£-32. Public expenditures in the study area 1963-73

l_
—

• 33. Availability of urban renewal programs

-^34. Air pollution and noise pollution

35. Identification of interest groups

36. Attitudinal survey

PHY5ICAU

<$**u.s
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VI. Period II: Planning Analysis

1. What businesses are economically viable here?

2. Trends and patterns in economic development

3. What is the role of secondary business?

4. Do assessment values accurately reflect property values?

5. Effects of this district on peripheral areas and surrounding

neighborhoods

6. Ways in which nearby development can stimulate economic

development in the entertainment district

7. Where is more open space needed?

8. Where do conflicts between pedestrians and vehicles occur?

9. Can unnecessary auto recirculation and through traffic be

reduced?

10. Where is service access inadequate?

11. Identify present zoning and building code violations

12. What are the urban design problems at present?

13. How extensive are the repairs necessary for rehabilitation?

14. What are the problems created by present parcel ization?
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VII. Period III: Planning Conclusions and Recommendations

1. What are the problems of the entertainment district?

2. How much additional floor space is needed for each type of use?

3. What uses should be encouraged or discouraged here?

4. Development of a policy for public and private action in

Chinatown and South Cove.

5. What bus and transit improvements are required?

6. What public improvements are needed: public facilities, parks,

lighting, easements?

7. What traffic improvements can be made?

8. What changes in laws and improvement practices are needed?

9. Should a special sign control district be established? Should

the existing ordinance be enforced?

10. What zoning controls are appropriate?

11. How can temporary improvements be brought about?

12. What buildings could feasibly be rehabilitated?

13. What parcels are suitable for spot redevelopment?

14. Parcelization plan

15. Identification of relocation problems

16. How do neighborhood, business and other groups evaluate

priorities?

17. What should the boundary of Boston's entertainment district

be?
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VIII. Period IV: Guidelines and Development Strategies

1. Design guidel ines

2. Building envelope for development; zoning

3. Sign control ordinance for a special district

4. Conditional zoning to control uses

5. Alternative development schemes

rehab, mixed, new development

low density, high density models

6. Environmental implications

7. Funding for public improvements

8. Identification of developer interest e.g. Tufts, theaters,

cooperative venture

9. Relocation survey and analysis

10. Tax assessment policy for theaters

11. Financing a renewal project-subsidies, etc.





IX. Period V: Preparation of a Developer's Kit

Prepare offering of Parcels D and E to include all available data

on existing conditions, planning and design objectives, review procedures,

financial plan, and procedures for disposition of parcels.

)

)
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X. Budget for BRA Staff Services

Service

Planner
Architect
Research Analyst
Transportation Planner
Legal Research
2 Rehabilitation Specialists
Typing
Maps, duplicating, etc.

Period
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CHRONOLOGY OF PLANS AND PLANNING OBJECTIVES FOR THE

ENTERTAINMENT DISTRICT

1. A General Plan for the Central Business District: A Downtown
for People ; Boston City Planning Board; 19 60

From The Land Use Plan - page 32:

"A concentration of retailing and entertainment is shown
in the Park Square area, where movies, theaters, clubs,
and other entertainment facilities are located between
the Back Bay and the downtown business areas. In most
cases, the proposals represent conservation and improve-
ment of the present use pattern."

From Carrying Out the Plan - page 50:

"The Park Square-South Cove Area

"The Park Square-South Cove area is a weak link between
downtown and the Back Bay. Some of the existing struc-
tures are obsolete and have many vacancies; the street
pattern is irregular and inefficient; and existing resi-
dences are mostly substandard, although some have been
rehabilitated near Arlington and Tremont Streets. The
Public Garden provides an attractive outlook for poten-
tial new development near Park Square; in the South Cove,
the New England Medical Center and the Morgan Memorial
plan to expand. Street and environmental improvements
will encourage improvement of existing entertainment and
office activities. Residences can be rehabilitated and
rebuilt.

"

"More detailed plans for all of the priority areas are
required before actual development can begin. Such
studies are scheduled by the City Planning Board and
other agencies .

"

2. Downtown General Neighborhood Renewal Plan , Project No. Mass.
R-46; Boston Redevelopment Authority; March 25, 1965

From Land Use Plan , Code GN201b - pages 5-6 of 12:

"Further study on project level will be made of the spe-
cific needs of the theatre industry. However, the plan
proposes to enlarge and clarify the area devoted to
theatre uses. The plan proposes to relate public open
space to theatre and other cultural activities in the
area of Washington and Stuart-Kneeland Streets, to
strengthen the theatre district in the South Cove with
perhaps a movie theatre and related restaurants, and to





Chronology of Plans and Planning Objectives Page 2
for the Entertainment District

join this area with the hotels in Park Square by means
of careful landscaping and the supervision of architec-
tural controls. To enable the area to function more
efficiently, access to existing and proposed high speed
roadways will be developed through a system of feeder
and local streets causing traffic flow to become organ-
ized in its direction. Parking will be improved through
the development of parking areas in relationship to this
improved circulation pattern and proposed new develop-
ment. "

From Market Absorption Capacity , Code GN20 2a - page 4 of 4:

"Theatre-Entertainment

"There is evidence that a growing market for properties
devoted to theatre and related entertainment uses exists
in Boston. The lengthening of the pre-Broadway tryout
season to encompass more than the usual number of months
per year has acted as a contributing J ctor. Moreover,
in staff discussion with various indi luals close to
the theatre industry there has been .: xpression of
sincere interest in the combination c uheatre and
related entertainment uses with public, open space. The
longstanding tradition of Boston as a center for the
cultural arts provides a healthy atmosphere for strength-
ening and expanding these enterprises."

3. 1965/1975 General Plan for the City of Boston and the
Regional Corel Boston Redevelopment Authority; 1965

From Plan for Regional Core Activities - pages 135-137:

"Entertainment, Assembly, and Transient Accommodations

"Downtown , the Plan recommends the establishment of new
specialty shops, parking facilities, restaurants, and
pedestrian concourses. The Stuart/Tremont Street inter-
section, the Faneuil Hall/Blackstone area, and certain
locations in the Fenway, all adjacent to areas scheduled
for intensive development by 1975, offer especially
attractive opportunities for investment of this type.

ii...

"Cultural Activities, Open Spaces and Institutions

"The Tremont/Stuart Street entertainment complex Downtown
holds good potential for the addition of a new legitimate
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for the Entertainment District

theatre and performing arts facilities, and the construc-
tion of a plaza which would serve as a focal point for
cultural functions (Figure XI-12) . The Plan proposes the
construction of another plaza at Symphony Hall to make
this venerable institution as prominent visually as it is

culturally. The Massachusetts Avenue performing arts
sub-center should be augmented by an additional legiti-
mate theatre, by new, smaller performing arts quarters,
new and rehabilitated commercial establishments, and per-
haps by new art galleries. ..."
"Figure XI-12. The presently weak 'hinge block' between
the Downtown retail and Park Square areas is potentially
an important focal point for culture. Depicted here, in
a view from lower Washington Street toward the Common,
are a combination of restaurants, a hotel, and other
commercial services with new theatres, adjacent to the
Tremont Street entertainment complex and two Central
subway/transit stations. Linking the center to related
activities in the Common, including possibly the Boston
Arts Festivals, is a plaza for pedestrians and an out-
door theatre."

4. Urban Renewal Plan, South Cove Urban Renewal Area , Project
No. Mass. R-92; Boston Redevelopment Authority; June 3, 1965

From section on Basic Planning Objectives - page 7:

"5. Entertainment and Commercial District (Parcels C-l,
C-2, C-3, C-3a, C-3b, C-4, C-5, C-6, C-8)

"The objectives in this area are to enhance its
character as an entertainment district, to substan-
tially increase the supply of off-street parking
and to meet the potential market in this part of
Downtown for retail, office and other commercial
space.

"To this end, multi-purpose structures combining
retail, parking, and general commercial uses are
encouraged on Stuart Street, and theatres, night
clubs, restaurants and related entertainment facili-
ties are encouraged on the proposed public square as

well as on Stuart and Tremont Streets. Sidewalk
restaurants, community theatres, and similar uses
which could particularly relate to the adjacent pub-
lic open space and to the nearby residential areas
are especially encouraged in Parcels C-l and C-2."
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for the Entertainment District

5. Boston Central Business District Planning Report ; prepared
for Boston Redevelopment Authority and Committee for the
Central Business District by Victor Gruen Associates, Inc.;
October 30, 1967

From CBD Sub-Areas - page 83:

"LOWER WASHINGTON ST. - The Hinge Block, Entertainment,
and the Chinese Commercial District:

'Existing Conditions :

, "This large area is the major entertainment center for
the region. Three major legitimate theaters: the
Colonial, Shubert and the Wilbur, are located here as
well as a smaller "off-Broadway" type theater. Numer-
ous movie theaters are also in this area. The Music
Hall, Gary, Saxon, RKO Keiths, Paramount and the Astor
are the major ones. Night clubs, lounges, honky-tonk
bars and restaurants are also numerous. The exact
boundaries of the area are difficult to indicate because
there is a gradual blend of retailing and entertainment
activities on Boylston and Stuart Street toward Back Bay
and on Washington Street toward the prime retail area.

"Various surface parking lots are used by shoppers and
workers during the day and by the entertainment patrons
at night. Structures in the area are primarily non-
fireproof pre-1890 loft buildings and pre-1870 small
scale residential buildings. The majority of buildings
are either deteriorating or dilapidated. At present
the activity linkage between this and the adjacent func-
tions is poor.

"The Chinese Commercial District is only one block to the
east of this area, yet there is no clear activity rela-
tionship.

" Planning Objectives :

1. Elimination of deteriorated and dilapidated build-
ings and the marginal honky-tonk activities.

2. Creation of a strong center of multi-use activity
at a point where the high density linear spine, as
described in the 1965/75 General Plan, turns north
from the east and Back Bay into the CBD — thus the
name "Hinge Block".
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for the Entertainment District

3. Improve activity linkages in all directions - north
to the retail core, south to the Nev/ England Medical
Center, east to Chinatown, and west to Park Square
and Back Bay beyond.

4

.

Retain primary entertainment functions and provide
ample off-street parking.

5. Capitalize on proximity to the Common, and the
Tremont and Washington Streets subway lines.

6. Encourage, if possible, the lifting of the Blue Laws,

7. Coordinate development activities with circulation
improvements such as the connection of Boylston to
Essex, and with improvements to subway stations,
platforms, and if possible, the creation of a new
concourse connection between Tremont and Washington
Streets.

6. Park Plaza Urban Renewal Plan ; Boston Redevelopment Authority;
T57T.

RAB-6/8/73
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Mrs. Joan Wood
24 Rutland Square
Dostcn, Massachusetts 02118

Dear Joans

I understand that at the first meeting of the
Entertainment District Sub-committee of the
CAC some questions were raised as to the BRA*s
commitment to the proposed study.

Ue are long overdue for a comprehensive review
of the Entertainment District, and BHA will be
moving ahead with the study irrespective of
Park Plata's future. I have assigned two staff
people to the study on a full-time basi3, and
as far a3 I am concerned, it is now underway.

I hope you will be able to continue to work
with us.

Sincerely,

Robert T. Kenney
Director





MEETING ON ADULT-ORIENTED ACTIVITIES
February 25, 1972, at Athens-Olympia Restaurant

A list of persons invited to the meeting is attached.
Almost all attended or sent representatives.

Also attached is a memorandum listing maps and statistics
on hand at the meeting. The discussion was led by Mr. Kenney

,

chiefly by questions aimed at eliciting information, analyses,
reactions, and suggestions from the various people in attendance
and the groups they represented. Tabulated notes of the discus-
sion are attached. Following is a summary.

There were no expressions of moral indignation or condemna-
tion concerning the activities under discussion; no suggestions
that they be abolished, from the city or even drastically cur-
tailed in toto. A number of speakers explicitly disavowed such
attitudes, clearly not wishing to take a moralistic stance.

The particular complaints and concerns emphasized by the
speakers varied considerably according to the group represented
and the area being referred to. In generalv^the business inter-
ests (including restaurants and tlieate^k) ^around the Combat Zone
were more distressed by the existence of' that term for the area,
and the fear and repellence the term and publicity generate, than
by the actual activities and conditions in the area.

In fact, except for representatives of residential areas
with many children, there was in general more concern about out-
ward manifestations and results - visual and noise pollution,
physical blight, panhandling, prostitutes' soliciting, and
related economic blight - than about the actual activities and
commodities inside buildings. There were repeated suggestions
that some of these outward elements can and should be controlled
or eliminated by such tools as sign control, better lighting, and
other "interim" measures.

There was considerable discussion of the responsibility of
property owners , both individually and as groups , to act on the
basis of the long-range economic health of their properties and
communities rather than for higher profits in the short term if
these would lead to deterioration.

Some speakers touched on a possible need for more stringent
and general controls, such as zoning prohibitions; but the group
did not discuss these possibilities in detail and there seemed
to be no general consensus regarding them.

There was a consensus of alarm on the part of people in
areas where the activities under discussion have recently been
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encroaching or increasing. The fears are chiefly that these
activities will result in progressive economic blight and fur-
ther discouragement of suburban visitors and shoppers, with the
added concern about pornographic establishments on the part of
residential communities with children. These concerns seem to
be somewhat independent of the possible effects of the Park
Plaza Project - i.e., might have surfaced without that Project
proposal - but there are strong fears that the Project will
result in an acceleration of the moving or encroachment of the
Combat Zone activities into one or more other sections.

At the same time, few specific remedies or preventive
measures for dealing with this encroachment were definitely
advanced, except for the zoning regulations urged by certain
residential spokesmen but not explicitly supported with any
strength by others. There were also few opinions and no consen-
sus about whether to "contain" the Combat Zone "unlegitimate"
activities, or how, or whether or how to control their dispersal,

There was , however, a strong general consensus on the need
for concerted study and some sort of control by the City, prop-
erty owners, and communities acting together, and some apparent
gratification that a study effort is getting under way.

MH





Invited to Meeting on Friday, Feb. 25, at Athens-Olympia (or received
word indirectly and informed us they will attend)

Back Bay Federation Erwin Canham
Lawrence Perera
Daniel Ahern

Beacon Hill Civic Association Bernard Borman

Kenmore Committee Robert Cutler

Theatres , r tC Samuel Adler, Colonial

Joseph Savino

Herbert S. Swartz, attorney

Restaurants Robert Greves, Union Oyster House

William Cocoris, Athens-Olympia

Tufts -New England Medical Center Edward Ehrlich

Boston Police Department Capt. D. J. MacDonald
Robert Glass, attorney

Boston Globe

Record American

Ian Menzies
Kevin Kelly
David Taylor
Ken Botwright

Harold Kern

Boston Urban Associates Mortimer Zuckerman

Planner Carol J. Thomas, Boston State College

Staff of Commission on Obscenity
and Pornography Marvin Finklestein, Center for Criminal

Justice, b.U. School of Law

William Fitzgerald

Jordan Marsh Robert Gallagher
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Chinatown Caroline Chang, Chinatown Little City
Hall

City Law Department Herbert Gleason
Sheldon Drucker
John Fiske
Lawrence Ball

BRA Robert Kenney
Mace Wenniger
Dick Beatty
Philip Henderson
Skip Smallridge
Philip Zeigler
Richard LaCroix
Jay LaCroix
Lucille Sims
Elliot Friedman
Ralph Memolo
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INTER-OFFICE COMMUNICATION

to Robert T. Kenney

from Combat Zone Team

date February 25, 1972

SUBJECT MAPS and STATISTICS for Meeting Today

Two maps have been used for this study:

1. A 400-scale map (1"=400') shows the four zones under study

A. Combat Zone
B. Bcylston Street (near Prudential Center)
C. Kenmore Square
D. North Station

2. Because of a high concentration of the elements under study in
the Combat Zone, a separate map has been made at 100 scale (1"=100*)

The color key for those designations is:

1. 2 A.M. On-premises Liquor Licenses

2. Other On-premises Liquor Licenses

3. X-rated Movie Houses

4. Legitimate Movie Houses

5. Legitimate Theaters

6. "Adult" bookstores

7. Hotels

8. Empty Ground Floor-Areas

orange

yellow

dark blue

light blue

green,

red

- brown

purple

Statistics: see next page.
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Meeting 2/25/72 - Maps and Statistics -2

DATA S U M M A R Y

134

Combat
Zone

22

31

5

12

4

6

5

4

89
*plus 2 book stores outside
area: Charles St. and Mass Ave.

Totals

43 2 A.M. Liquor Licenses

38 1 A.M. Liquor Licenses

10 X-rated Movie Houses

20 Legitimate Movie Houses

4 Legitimate Theaters

6 Adult Bookstores*

9 Hotels

4 Empty Ground Floors

Boylston
Street

5

5

1

5

2

18

Kenmore
Square

7

3

1

11

North
Station

9

2

. 4

1

16

at
Boylston St.

RESIDENTIAL AREAS ADJACENT TO:

A. Combat Zone

B. Boylston Street

C. Kenmore Square

D. North Station

Chinatown
Bay Village
Tremont on Common

Back Bay

Bay State Road
Beacon Street
Queensbury Area
Back Bay

- North End
Charles River Park
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NOTES of MEETING re ADULT-ORIEI.TED ACTIVITIES - FEBRUARY 2? , 1972

GENERAL
Characteristics of

areas

as described by

spokesmen for

POLICE DEPT.

BACK EAY ASSO-
CIATION

EEACOII HILL
CIVIC ASSO.

THEATERS,
RESTAURANTS

RETAILERS

"COMBAT ZONE" BCYLSTON-HEWBUBY STS . KENMORE SQUARE CHARLES ST,

Are there economics involved? Is an "adult" book-
store the blighting influence, or are there
existing conditions that allow nan to sell his
property to be used for such activities?

Very large increase in numbers of residential
population of core area by 19&0 ' s is antici-
pated - mainly higher lucerne, nonfanily. *

Prosecutions against sale of obscene literature:
last year, total of 187; this year, elready 95»
have "accelerated" prosecutions - putting
priority on them.

Anticipates reduction in number of bookstores -

"too many of them to make a living". (But)

Will increase in population support more adult
bookstores, be basis for more liquor licenses
(allocated citywide rather then by districts?)?

Prostitution: Many streetwalkers (as distinguldB]
fro: .

." "bar girls) in this city^cc. .pared

with other cities. Police crock down hard on
any hotels permitting prostitutes to solicit.

Adult bookstores and movies "are not cause of the
problems". f various areas:

"Common denominators ",\ Concentrations of adult
entertainment; building deterioration. Make-
shift - not designed for present use: when
commercial bldgs., warehouses, etc., turn into
entertainment districts without planning,
results can be disastrous. Beyond these fac-
tors, the various areas differ.

When a large area with these activities Is demol-
ished for redevelopment (e.g., Gov't. Center),
the problem will go somewhere else.

Other sections are as bad as Combat Zone.

I>espite heavy commitment to central city in opening
numerous movie theaters, Seek people feel
things have gone downhill in past 15 years;
problems not only with patronage, but also in
getting employees, security, etc.

Fully 2/3 of businesses are
"legitimate". People who
frequent the others are
suburbanites and visitors.

Violent crime rate low because
heavily policed.

But no reduction in prostitu-
tion; in fact, an increase.

Near Prudential,
prostitution is
greatly increased;
extending into
Newbury

.

May be different type -

with preponderance of
students, dating bars,
etc.

Prostitution almost
nonexistent.

NORTH
STATION

Surprised
at number
01 liquor
licenses

.

Certain store
very "soft-
core" - not
hard-core -

no chance of
successful
prosecution.

Very different 10 years ago. Problems have nothing
to do with adult book-
stores.

"A mystery -

don't under-
stand it."

Present situation a result of
Government Center

Area from theater district up Boylston St.
through Public Garden to Newbury St. area is
pleasant and normal to walk througn in evening.

PROPERTY OWNERS With talk of future ISnge Block
.demolition and redevelop-
ment past 5-6 yrs., no
"responsible" tenant will
move in.— Bookstores don't
need much of an investment.
Park Plaza will be the sane..
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GENERAL
Problems - Concerns

es voiced by
spokesmen for

"COMBAT ZONE" BOYLSTON-NEWBURY STS. KEKMORE SOJARE CHARLES ST.

BRA Does ERA as City planning agency have to worry
about where forced-out operations (Combat Zone)
vill go? Should we try to contain them, or
allow them to spread?

Should we contain the activi-
ties while we renovate the
area?** - We want a con-
certed policy so that we
will know what will happen
to these activities.

Relation of problem to
economic problems of gar-
ment industry?

Ko question that we are concerned about wh*t happens on Charles St.
and in other areas; whet changes Park Plaza might bring.

POLICE DEFT.

BACK BAY ASSO-
CIATION

Prostitution: is police problem because a crime,
but arrests and convictions are very time-
consu.-In- and not effective for long; no
effective law enforcement solution.

Bookstores: do create problems.

Not a moral issue.
What effect do adult bookstores have on neighbor-

head? One does no great damage, but is begin-
ning of a whole group - leads to blight.

People no longer want to come downtown - it's
easier to drive to a shopping center, park., go
in and out-

"Unique" Problems in 3a ck Bay and Kenmore So. are
similar - different from those of other
areas. Problem on Boylston St. is not
.porrio, murder; it's panhandling, proposi-
tioning, etc.

Strong reaction from
Beacon Hill people re
Charles St. bookstore
was largely beceuse
this area is full of
families with children.

BEACON HILL
CIVIC ASSO-
CIATION

THEATERS,
RESTAURANTS

Summerthing: brings in crowds, congregating
groups of youths, panhandling, etc.

Entertainment and Retail businesses need both
city and suburbs; have lost suburbs because
people arc afraid.

Oppose tagging and publiciz-
ing a "combat zone". This
label has done a lot of
harm to legitimate busi-
nesses trying to do busi-
ness. Label belongs on a
place with violent crime,
not just adult bookstores
and movies and 2 a.m. bars.

Women "are terrified"; mati-
nees more widely attended
than eveings . Audiences
continually shrinking.

Objection of some theater and
restaurant operators is not
to the kind J entertainment in
this area, but to the term
' combat zone

'

There are different "out-
looks" depending on whether

an area is mainly adults
or has many school -age
children.
Concerns of residents are
different from those of
business. Residents are

concerned with pornography;
businesses, with what hap-
pens on sidewalks.

RETAILERS
Some of same problems as
theater and restaurant peo-
ple mentioned above

.

T-NEMC repr. Chinatown cocnunity is tremendously concerned. **One answer on next page

.
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Possible Remedial Action

es suggested by spokesmen for

POLICE DEPARTMENT

BACK BAY ASSOCIATION

BEACON HILL CIVIC
ASSOCIATION

THEATERS, RESTAURANTS,
and RETAILERS

PROPERTY OWNERS
Back Bay

Anticipating better guidelines from Supreme Court. / Better street lighting does help.

We're here to anticipate end plan - to avoid situation such as resulted from Government Center.
Planning can no longer be done by City agencies alone; must now be done by "people involved" (community), with technical help

from City departments. Many of the things that need to be done must be done by "property owners, people, and resources
there at particular time".

Two kinds of action: (l) Restraining these activities. ^ (?) Beinvigorating the area through cleaning up, better lighting, sign
control, etc. Strongly recommend latter as interim®Sea sure
"then some real improvements .

A i.e., use the tools we have now - will help psychologically;

mere or less
Zoning is first remedy; we are^promised some kind of zoning relief. If City law Department proposal won't work, give us 6ome

kind of zoning regulation that says adult bookstores won't go into a "local" business area.
Enlist nongovernmental "power" people - e.g., mortgage lenders and their attorneys - as well as property owners.

"Combat Zone" label should be eliminated. Newspapers etc. should make clear that city - especially theater district - is as
safe at night as suburbs; should publicize true statistics - which Police have.

Consolidate theaters into a "Lincoln Center"? — Hinge Block plans - remedial for Combat Zone, though possibly precipitating
problems elsewhere - will accomplish this to some extent.

*-*"Contain (these activities) if you can." (Sack representative)

Sack Theatres: trying to eliminate adult bookstores, bars, etc., legally, even when don't have replacement tenants, and to
rehabilitate property; urge enlightened community (business) action.

Organize property owners for concerted action. ***Speak very frankly: "You're cutting your own throats if you don't cooperate"

hold threat of urban renewal, taking of property (BRA: "often a slow, cumbersome process) - this Is the language people
understand. (Cited) experience of concerted owners' action in keeping fast-food operations out of one block of Boylston St.

(admitted) similar procedure was less successful in another Inst
Need for ordinances such as

outside

.

sign control "A lot of this is visual: t>qsua j.on; some of the adult bookstores are not so bad from

PARK PLAZA DEVELOPER

BRA

Other Cities?

Intends to create a vibrant evening entertainment area - theaters, cafe;

security - to attract people both from the city and from the suburbs.
, etc. - in a controlled environment - providing
Indication of confidence in health of downtown area.

If you organize 60-70$ of property owners, and not the rest, or some begin to waiver, how do you control? (one answer above***)

Washington Street improvement program should help, in near-term future, and Park Plaza in longer range.

But "we're not trying to 'put' the Combat Zone anywhere".

What can ve learn from —

Baltimore: Tight control; everything within 2-3 block area.

St. Louis: Attempted to contain these activities; area improved for about 5 years, then went down, possibly partly because of
insufficient police protection.

San Francisco: Activities centralized in some areas, but do get out through city - controls apparently rather light.
l.'orth Beach section (topless n'irhtclubs, etc.): very safe, not unpleasant - no prcpositioning, panhandling;
how controlled, we don't know. But it was pointed out that S.F. has Its section corresponding to our
Combat Zone - not the North Beach section, but lower Market Street.

NOTE: No comments from first 15 minutes or so of meeting are included above, as I missed that portion because of subway tie-up.





Marcia Myers

Dick Reatty

January 7, 1974

Entertainment District Study

Please let roe know how soon I can have an inventory

of the architectural and historic aspects within the

uertainment District Study Area as we discussed. I

understand that most of the district has been covered

previous field work for Park Plaza, Retail Core,

Chinatown, and South Cove, so that it is primarily a job

of amalganating this completed work. .e will be complet-

ing our land use inventory within two weeks, and your

material would be very useful at that time.

cc; Eli Post
Skip Smallridge
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APINAL REPORT: ARCHITECTURAL AND HISTORIC SURVEYS
of Park Square, Jamaica Plain,
Forest Hills Cemetery, Olmsted
Park System and Pierce Square,
Dorcheeter Lower Mills

prepared by

Cynthia Zaitzevsky, Technical Consultant
Boston Landmarks Commission

September 10, 1970

Volume 1 of 2: Text

This report was prepared for the
Boston Redevelopment Authority and
was financially aided through a

Federal grant from the Department
of Housing and Urban Development
under the Comprehensive Planning
Assistance Program authorized by-

Section 701 of the Housing Act of
195^, as amended. .
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ABSTRACT

Title: FINAL REPORT: ARCHITECTURAL AND HISTORIC SURVEYS of Park Square,

Jamaica Plain, Forest Hills Cemetery, Olmsted Park System and

Pierce Square, Dorchester Lower Hills

Author: Cynthia R. Zaitzevsky

Subject: Architectural and Historic Surveys of Park Square, Jamaica Plain,

Forest Hills Cemetery, OLmsted Park System and Pierce Square,
Dorchester Lower Mills

Name of Planning Agency or Localities: Boston Redevelopment Authority,
Boston, Mass.

HUD Project No.: Mass. P-lVf

No. of Pages: 77 pages of text, excluding front matter, 18 maps and 88
photographs

Abstract: Four architectural and historic surveys were conducted in
the summer of 1970 in the areas of Park Square, Jamaica Plain, Forest Hills
Cemetery/Olmsted Park System and Pierce Square, Dorchester Lower Mills.

Although a limited number of individual buildings had been studied before in

the Study Areas, none of these areas had previously been the subject of a

comprehensive survey.

- A wide variety of areas was selected by the Landmarks Commission for

study: a commercial district (Park Square), a late 19th-century industrial

complex (Pierce Square, Dorchester Lower Mills), a "streetcar suburb" (Jamaica

Plain), and two outstanding examples of landscape architecture (Forest Hills

Cemetery and Olmsted's Boston Park System). A topographical history is in-

cluded with each report, summarizing the developmental history of each area.

The area surveys describe the present architectural and environmental qualities

and general physical condition of the areas. Each report includes a detailed

annotated bibliography. Maps and other illustrations were prepared to supple-

ment the text.

General recommendations are made concerning matters (zoning, pollution

control etc.) which affect the historic and architectural qualities of the

Study Areas. Secondly, numerous specific buildings, areas and districts are

recommended for special consideration and protection because of their historic,

architectural or environmental significance. Three areas (the Olmsted Park

System, Forest Hills Cemetery and the Historic Center of Jamaica Plain) are

recommended for nomination to the National Register of Historic Places.
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I. PARK SQUARE SURVEY
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Map 1-1 — Chronological Map of Noteworthy Buildings and
Features in the Park Square Study Area

.)

This map was prepared for the

Boston Redevelopment Authority and

was financially aided through a

Federal grant from the Department

of Housing an. Urban Development

under the Comprehensive Planning

Assistance Program authorized by

Section 701 of the Housing Act of

195^» as amended.



<!

«





I



Map 1-2 -- Map of Boston, 1722, by Capt. John Bonner

This map was prepared for the

Boston Redevelopment Authority and

was financially aided through a

Federal grant from the Department

of Housing and Urban Development

under the Comprehensive Planning

Assistance Program authorized by

Section 701 of the Housing Act of

195U, as amended.
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A. Topographical History

The Pajjk Square Study Area, the boundaries of which are indicated in

i

Map 1-1, consists of roughly two-thirds solid land and one-third filled land.

The larger segment, from Phillips Square to Park Square, lay on the outskirts

of 17th-century Eoston, while the history of the filled portion, from Park

Square to Arlington Street, began only about 135 years ago.

Washington Street, whose name until the mid-19th century changed every

few blocks, was the route which led from the center of Boston across the Neck

to Roxbury. As can be seen from Map 1-2, a reproduction of the Bonner Map of

1722, the present Park Square area was the last outpost before Washington

Street (Orange Street at this point) actually crossed the Neck. Only a few

of the present-day streets existed in the early l8th century: in addition to

Washington Street, the Bonner Map shows Essex and Beach Streets ', as well as

..portions., of.. BoyIs ton Street (then called Erog Lane) and Harrison Avenue (then...

called Rainford Lane). Little is known about the houses which were thinly

scattered along these streets. The Common existed, but its boundaries were

marked by property lines rather than by streets.

' The revised 1769 version of Bonner's map shows somewhat denser settlement

and a few additional streets.* Although it is not indicated on the 1769 niap,

the area now included a site of significance. This was the Liberty Tree, a

giant elm under which the revolutionary Sons of Liberty organized in 17&5 ^nd

where they continued to meet until 1775 when the British, cut down the tree.

Tne site is now marked by the Liberty Tree Pa.aque, a woodcarving of about j.865,

Which is attached to the wall of 63O Washington Street. ,

Reproduced in Whitehall, Walter Muir, Boston, A Topographical History ,

Cambridge, Mass., 1959, 'p. ^5-
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Map 1-3 — Map of Boston, l8l4, by John' G. Hales (detail)

This map was prepared for the

Boston Redevelopment Authority and
was financially aided through a

Federal grant from the Department
of Housing and Urban Development
under the Comprehensive Planning
Assistance Program authorized by
Section 701 of the Housing Act of

195^» as amended.
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The Hale's Map of l8lU, a detail of which is reproduced as Hap 1-3,

shous many important changes. There are several additional streets, includ-

ing Carver and Eliot Streets, Park Square and" Broadway (together designated

as Pleasant Street) and Tremont Street (called Conxion Street along the Con-men

and Nassau Street belov; it). The entire area is much more densely built up.

The Boylston Market of l8l0, designed by Charles Bulflnch and located on the

site of the present Boylston Building, is indicated. In addition, the nap

shows three brick row houses, Numbers 12-16 Carver Street, the only buildings

in the Study Area which are indicated on Hale's Map and which still exist today.

On the marshy lands beyond the Common, on what is now the center of Park Square

and the southeast end of the Public Garden, there are extensive rope-walks.

The portion of the Park Square Study Area from Park Square to Arlington -

t

Street came into existence largely because of the railroad. In 1835, the Boston

and Providence opened its line, which went through Roxbury, crossed the Eack Bay

and entered Boston at a depot built in what Is now Park Square on land previous-

ly occupied by ropewalks. At first a simple Greek Revival structure, this depot

was successively enlarged and remodelled until It was torn down In the early
•

1870' s to make way for a Gothic Revival station, which was itself demolished in

1909.-"- At about the same time ( 1839-55), the Public Garden was established and

constructed. Land fill In the area began In the early forties and was complete

by 1855. Boylston Street during the forties was built up with brick Greek

Revival row houses, of which only three, the buildings of the Women's Educational

and Industrial Union, remain today. . . .

Between 1875 and 1900, changes occurred which altered the character of the
>

whole area. A few institutions, such as the Young Men's Christian Union, built

*The print and photographs of Park Square listed in the bibliography (see

below, p.13) are helpful for reconstructing this sequence.
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new build in, s in the district, but, more importantly, commercial structures

began to predominate until they all but obliterated the residential neighbor-

1

hoods. Outstanding among the earlier commercial buildings of this period are

H. H. Richardson's Hayden Building of '1875 (65l Washington Street) and' Carl

Fchmer's Boylston Building of I8S7, vrhioh replaced Bulfinch's l8lO Boylston

Market. By the nineties, commercial buildings began to displace the Greek

Revival row houses of the forties along Boylston Street between Park Square

and Arlington. On Boylston Street between-. Tremont and Park Square, impressive •

buildings were erected as show rooms for Boston's piano companies. Even more

monumental were the first Walker Building of 1891 and the Colonial Building of

1899.

The trend toward large-scale commercial building which began in the- last

quarter of the 19th century continued with vigor into the present century.

Important among the early 20th-century buildings were the second Walker Building

(1901) and the Little Building (1915-18). Ln 1900 the South Station opened as

a union terminal for all lines coming into Eoston from the south. The Boston

and Providence station and tracks were thus no longer necessary, although nothing

was done with the land for a number of years. As the 20th century progressed,

the Statler Hotel, numerous new office buildings and the adjacent insurance

companies began to define the western (Park Square to Arlington) section of the

Study Area as an important business district, and what little residential archi-

• tecture remained vanished almost completely. Deterioration began first along

the "combat zone" of lower Washington Street. Park Square proper became a waste-

land and a pedestrian's nightmare, as bus terminals, parking lots and Rent-A-Car

companies began to take over increasingly large areas. Today it takes some
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Imagination to reconstruct the Park Square Study Area as it was before It

reached its present -seriously blighted state, but several fine buildings remain

and arc listed and described in the following section.

) .
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B. Area Survey

1 . Geru.~ - :3 Physical Character

Noteworthy buildings in the Park Square Study Area are listed

in Section B.2 and are also shown on I'ap 1-1 and illustrated in Figures

1-1 through 1-9- A general description of the architectural qualities of

the Study Area is given here.

V.'ith almost no exceptions, all important buildings were found to be

on the periphery rather than actually within Park Square. Below Tremont

Street, near the site of the old Boylston Market, is a group of distin-

guished late 19th-century structures, including the Richardson and Fehmer

tuildings previously mentioned and the Young Ken's Christian Union, designed J

by Bradlee and Winslow. The Liberty Tree Plaque faces the Boylston Building

on Washington Street.
t

->- Boylston Street from Tremont to Park Square is the only section of the .

Study Area possessing any real architectural unity. In the late 19th-century,

the area contained the showrooms of Boston's important piano and music pub-

lishing industries. The block is dominated at the Park Square end by the

"piano row" buildings and at the Tremont Street end by larger- scale office

buildings of a slightly later date. The structures on this part of Boylston

Street range in date from c. l880 to c. 1920, although early 19th-century

buildings are found just off Boylston Street on Carver Street and Boylston

Place. The architectural firms of Wlnslow and Wetherell (later Wlnslow and

Bigelow) and Clarence Blackall are heavily represented.

Boylston Street from Park Square to Arlington Street is a ghost of two

earlier building periods. The three buildings of the Women's Educational and

Industrial Union are all that remain of what was formerly a complete row of
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Greek Revival town houses! A few isolated office buildings date from a

, . later commercial development of c. 1090 to c. 1930.

2. Noteworthy Buildir.rs r.nd Featu res, listed alphabetically by street.

Buildings of outstanding significance are marked with an asterisk
and are also discussed in the Recommendations.

3, k, 5 and 6

Boylston Place

*2-22 Boylston Street

*U8 Boylston Street

*80 Boylston Street

*100 Boylston Street

-*ll4-6 Boylston Street
---120-4 Boylston Street

1^0 Boylston Street

*lh6 Boylston Street

*150 Boylston Street

Four small-scale, red brick row houses
located in a cul-de-sac. No. 3 — Ancient
Landmark Building -- probably built in iSSO's.

Nos. k, 5 and 6~date possibly from the l830's

and are all apparently owned by the Tavern
Club. -j

Boylston Building . 1887 . Carl Fehmer. Fine

sandstone commercial building in basically
good condition with a handsome interior
arcade.

Young Men's Christian Union. 1875. N. J.

Bradlee and W. T. V/inslcw. Victorian Gothic

sandstone facade on original block of build-

ing is of high quality and in excellent con-

dition. Building has been owned and occupied

continuously by the YMCU since. . 1875. -— • -

Little Building . 1915-18 . Blackall, Clapp

& Whittemore.

Colonial Theatre Building . 1899 . C. Blackall.

Walker Buildings. The building permits indi-

cate that ll4-6~was built in 1891 (Winslow

and V.'etherell) and that 120-4 was built in

1901 (Winslow and Bigelow). The later build-

ing matches the earlier in almost every detail

but has an additional four stories.

1897 . Winslow and Wetherell.

Mason Hamlin Building , c. 1890. Charles

Curmaings. One of the original "piano row"

buildings. • . ...

c. 1880. Ground floor remodelled.' "Upper

three stories have Queen Anne detail with

interesting gable and window treatment.
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*l62 Eoylston Street

•176 Eoylston Street

and 1-3 Park Square

226-230 Eoylston

Street

2UU-250 Eoylston
Street

K-260, 26'i and 270

Boylston Street

* (12), Ik and 16

Carver Street

17 E^sex Street

25 Essex Street

Park. Square-.

31-9 Stuart Street

Stcinert Hall . 1896. Winslow and

V.'etherell. Another of the original

"piano row ".buildings, heavy, barrel-

vaulted entrance.

I887. Snell and Gregorson. Brick office

building with brownstone trim. "Panel-

brick" detailing on upper stories.

Bradbury Build ing. 1921 . Blackall,

Clapp and VJhittemore.

Garden Building. 1911. J- A. Schueinfurth.

Three Greek Revival row houses dating from

l8V?-W3. The V/omen's Educational ana Indus-

trial Union, the oldest social service organ-

ization in Boston, has occupied then since

I889 and eventually also acquired 3 houses

in the rear on Providence Street. The ground-

floor exteriors have been remodelled, and most

of the interior has been converted to office

and store use. There is a stained glass win-

dow in the foyer to Perkins Kail, which was

exhibited at the World's Columbian Ex-position

in Chicago, 1893. . _-..„. „„.,..,.

c. 1810. 'Three small brick buildings, which

are the oldest structures in the Study Area.

Indicated on Hale's l8lU Hap of Boston. Nos.

ll* and 16, now in use as apartments and a

-restaurant, have decorative ironwork balconies

and an attractive, tree-planted inner court-

yard. No. 12 is in poor condition but is

obviously one of the original block.

I875.' Victorian Gothic sandstone commercial

building.

c. 1875. Victorian Gothic sandstone commer-

cial building. •
"

Emancipation sculpture. This is by Thomas

md was given to the city in 1879 by

It is a duplicate of the
' in Lincoln Square,

Ball
Moses Kimball.

"Freedman ' s Memorial

Washington.

Jacob Birth's. Two Greek Revival row houses,

l8UO's. Ground floors remodelled for restau-
c.

rant uses.
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109-13 Stuart Street Two Greek Revival row houses, c. iB'^O's.

v ... Ground floors remodelled for restaurant
.••*•:•. • -•„.;• ••:'« ' and grocery store.

"..">•' •' :."'
.

'221 Tremont Street Saxon Theatre . 1901- James M. V/ood and

John G. Hov:ard (il.Y.C. architects)

216 Trcmont Street Union l.'arren Bank . 1925.

--63O Washington Street Liberty Tree Placme , a woodcarving of c.

TB65 by Jai.:es I'iclntyre, is attached to

the exterior wall of this building.

*68l Washington Street Hayden Building . 1875. H. H. Richardson
Small, brov/nstone , Romanesque Revival
commercial building. Ground floor remodelled.

'
r
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C. Re commendation:-.

The Pari! Plaza Project offers an opportunity to rehabilitate old build-

ings of high quality and to incorporate them into a new development scheme.

Relating the new to the old is hardly a- novel concept in Boston. In thp case

of the Government Center, it was possible not only to respect established his-

toric shrines such as Faneuil Hall and the Old State House, but also to include

a fine but relatively obscure 19th-century building, the Sears Crescent, in the

Plaza itself. Similarly, the Old Corner Bookstore and the Old City Hall have

been retained and are being restored in the midst of nev; development. In the

Park Plaza Project, distinguished older buildings should also be revitalized as

part of a development program.

Special attention must be given to sites directly adjacent to the Common

and Public Garden. The significance -- both historic and aesthetic --
§
of these

parks can hardly be overstressed, and any development near them will affect,

either positively or negatively, their appearance, use and, ultimately, their

condition. The Central Burial Ground, incorporated into the Common, is also a

site of historic importance directly adjacent to the Study Area. It is vital

that new buildings along Boylston Street not be overpowering in scale or inap-

propriate in use or fabric to their locale.

' BUILDINGS AND FEATURES RECOMMENDED FOR RETENTION IN THE PARK PLAZA PROJECT

1. Boylston Street : Common and Public Garden Frontage

a. The Little, Colonial and Walker -Buildings , nos. 80-12U Boylston Street

These are four buildings of high individual .merit, which together

form an Important visual group along lower Boylston Street. This

impressive group of buildings is especially critical to the charac-

ter of the area and must be retained. (Figure 1-6)
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b. "Piano Row" Buildings , i;os. lU6, 150, l62 and 176 Boylston Street

These are -fine late 19th-century buildings v:hich should be saved

and the facades, especially on the ground-floor level, rehabili-

tated. At least two of then, the Mason-Hamlin Euilding and Stein-

ert Hall, were built for major Boston piano manufacturers, and the

latter is still used by M. Steinert and Sons. YjG Boylston Street

at Park Square, although not a piano company building, is of high

quality and completes this row of facades. (Figure 1-8)

c. The Women's Educational and Industrial Union , 260, 26h and 270

Boylston Street

In spite of their isolation from other salvagable buildings, these

Greek Revival houses should be saved. This could be done if new

development along this portion of Boylston Street were kept compat-

ible in scale and fabric. The facades are an asset to this portion

of Boylston Street, and' the W.E.I.U. has owned and occupied the

buildings for over eighty years. (Figure 1-9)

2. Lower Boylston Street, below the Common

This group of buildings,. near the former site of Bulfinch's l8lO

Boylston Market, form a group which is particularly suitable for

•
. rehabilitation.

a. Hayden Building , 68l Washington Street. If necessary, this building

must be moved in order to save it.. Other commercial buildings by -

Richardson in Boston have been demolished, and it is imperative that

this one be saved. (Figures I-k and 1-5) •

"

t>. Boylston Building , 2-22 Boylston Street

This is a handsome structure in good condition designed by Carl

Fehmer, who, although his name is not generally well known, designed

many other fine buildings in Boston. The interior arcade is out-

standing. (Figures 1-1 through 1-3)
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c. Young Men's Christian Union ,
I18 Boylston Street

This- is a fine Gothic Revival building by Bradlee and Winslow,

!

anc the original facade is in exceptionally good condition. The

building has been owned and occupied by the sane organization'

since its construction in 1875.

d. Liberty Tree Site , 63O Washington Street opposite the Eoylston

.Building

The Liberty Tree Plaque was made c. 1865 by James Mclntyre, a

noted Boston woodcarver. Since it is made of wood, it should

be removed with great care prior to any demolition in the area.

Because of its age and probable fragility, it is desirable to

give the plaque to ah organization such as the Bostonian
?-

Society, which would display it indoors. *

The site (for background, see Topographical History, p. 1_) is one

of outstanding national significance, and it should continue to

be marked not only by a tablet but by a small commemmorative

plaza.

The blighted condition of much of the Park Square Study Area has obscured

the fact that structures of high architectural quality still stand here.

Fortunately, all buildings of architectural importance are on the periphery of

the area -- either on or near Boylston Street -- thus making it possible to

concentrate new development within Park Square itself. The retention and re-

habilitation of distinguished older" buildings near the boundaries of the Project

1 will be an asset to the Park Plaza area. In addition, these buildings will form

a badly needed transition between new development and the older parts of the

city, including the Common and Public Garden.
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D. Annotated Bibliography

1. PRIMARY sources

a. City Records ' •

Boston Build!;-'/: Department. Original permits to build and permits
Tor remodelling. These records are the best source for docu-
menting buildings dating from c. 1872, and they arc relatively
complete for the Park Square Study Area.

b. Haps and Atlases

Map of Boston , 1722. Capt. John Bonner. The first state, owned by .

the New -York Public Library, is reproduced in Whitehall (see
below, under Secondary Sources) p. 23 and as BRA Map A-1171
(Map 1-2 in this report). The Bonner Map was revised at fre-

quent intervals betv:een 1722 and 1769, and the 17^9 version is

also reproduced in V.nitehill (p. U5). Both of these maps are

useful for studying the early development of the Park Square
area. Buildings are represented by primitive outline drawings

.

Map of Boston , I81U. John G. Kales. Reproduced in several publi-

cations and as BRA Map E-ll65. A detail of the latter is used

as Map 1-3 of this report. Another detail is reproduced in

Vhitehill, pp. 56~57- This nap is essential for understanding
the physical development of Boston at the beginning of the 19th

century. Buildings are represented diagramaticaliy with a key

for building types and materials.

Plans and Records of the Streets, Lanes, Courts, Places etc. in the

Town of Boston , Vol. I, 1619-20. John' G. 'Hales. Reproduced in

facsimile and published by the City Registrar, Boston, 189^.

(A 6k3/Vil9 - Athenaeum) The l8l4 map is reproduced in this
'•

•
.

volume also.

. Map of Boston , l&kk, G. W. Boynton. Owned by the Boston Athenaeum^

and reproduced in Whitehall, p. 121. Shows Eack Bay land fill

to this date, which now includes the Public .Garden_and all .of .

the Park Square Study Area. Euildings are not shown.

Map of Boston , 1855. 'J. H. Colton. "Owned by the Boston Athenaeum
» and reproduced in v.nitehill, p. 130. Actual land fill is not much

' further along than in 18^, but the Back Bay is projected up to

- • the Fens. Buildings are not shown.

Atlases of Boston Proper (partial listing) -- published in 187k
(Hopkins), ioo3, Icc8,.l895 and 1912 (all Bromley). These Atlases

are found in the Boston Athenaeum, the Boston Public Library Rare

. Book Department, the Harvard College Library Map Room (basement

Of Lamont) and the Boston Building Department.
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c. Architects' drawings; prints and old photographs

The H . H. Richardson Collection at Houghton Library, Harvard con-'

"

tains no drawings identified as 681 Washington Street or the
Hayden Building. (The collection, although large, is not
inclusive of Richardson's work.

)

Prints and old photographs of the Park Square area are found at
the Society for the Preservation of New England
Antiquities, the Eostonian Society, the Boston
Athenaeum and the Boston Public Library Print Room.
These have not been reproduced for this report, since
they are readily available in a number of publications.
Some of "the most interesting are as follows:

Print of Park Square in 1837, owned by the Bostonian
Society and reproduced in Van Meter, Mary, Bay Village
or the Church-Street District , Boston, 1970, Plate III.

Color lithograph of Boston, shoving the Common and Public
Garden, c.1850 by John Bachmann. Reproduced in Fein,

Albert, "The American City: The Ideal and the Real,"

in The Rise of an American Architecture , New York,

1970, fig.2-9, p. 61.

Photograph of the Boston and Providence Railroad Station

in Park Square, 1. 1850' s, owned by. the Boston
Athenaeum and reproduced in Whitehill, p. 102.

Photograph of Park Square in 1857, owned by the Bostonian
Society and reproduced in Vanished Boston , Boston,

1965, Plate XIV.

Photograph of the Bcylston Market about 1872, owned by
the Bostonian Society and reproduced in Vanished
Boston , Plate VII.

Photograph of Boylston Street looking east from Arlington
Street in 1891, owned by the Boston Public Library
and reproduced in Bunting (see below, under
Secondary Sources), fig. 8, p. 46.

d. Other. Archival Material

Women's Educational and Industrial Union . Records, old

photographs and deed information concerning the WEIU buildings.
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a. Published

Boston Redevelopment Authority, Central Business District - Urban
Renewal Plan. Boy !:• tor. -Ess ex , Boston, Kay l^oii. ( ERA Library)
Early plan for renewal of the Park Square Study Area. The
report states (p.'3-l) that at that tine no rehabilitation
activities were contemplated within the Project Area.

Downtown Desi gn and Development

S tu-jy, ^osuon, lu:.r:.~r l^j . [SHI Library) Comprehensive

studv covering the entire downtown area. Little in the text

refers specifically to the Park Square Study Area. All of

the Elans show an old scheme for the "hinge block" instead of

existing conditions, and this is a bit misleading. The map

showing positive urban design qualities (p. 2k) indicates a

portion of lower Boylston Street as a special character area

and little else in the Study Area as positive. The negative

urban design characteristics indicated in the map on page 2o

can hardly be argued with: poor pedestrian environment in

the center of Park Square and a poor quality area along

Stuart Street and Washington Street. •
.

,/-

_, Park Plaza , Boston, 1970. (3RA

Library) Recent brochure outlining general characteristics

of proposed Park Plaza development.

Bunting Bainbridge, Houses of Boston's Back Bav. An Architectural
_

• Histo ry, l8»>0-l?17 , Cambridge, 19&7- Although this book

r-r. ; focuses on residential architecture in the Back Bay, there Is f
much in it that is relevant to a study of the Park Square

area, especially that Dart between Park Square and Arlington

Street that is built on filled land. The most relevant

sections' are Chapter 3, "Topographical Development of Boston:

I79O-I965", Chapter k, "The Transitional Period: ltihk-16?I

'and Appendix A, pp. ^39 and- 41*0.

Damrell, Charles S. , A Half-Century of Boston's Building, Boston,

1895 (964^6 / Dlco - Athenaeum). 'Discussion of the Boylston

• .- Building on page 6k, a brief reference to the first Walker

Building on page Qk and an illustration of 14o and 150 Boyl-

ston Street opposite page*2l6. %

King 's Handbook of Boston , Cambridge, Mass., 1883. (Ref. 96^6.
.

' *

K57.2 - Athenaeum;. The Liberty Tree site is discussed on

page 10, and the Emancipation Group is discussed and illus- .

trated on Dages 110-111. Illustrations and discussions of

•demolished* buildings: Boylston Market, p. 297, Boston Pub-

; , lie Library, pp. 113-15, Boston and Providence- Station.,, p. AU.. -

'

Stanwood, Edward, "Topography and Landmarks of the Last Hundred "

Years", Chapter II in Vol. IV of the Memorial History o. Boston,

edited by Justin VJinsor, Boston, l8Sl" (Athenaeum, Boscon

Public Library, l.'ider.er) Includes an extended discussion of

the Back Bay land filling.
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Y/bltehill, Walter Kuir, Boston, A Topographical History , Cambridge,
i. Mass., 1959, second enlarged edition, I9'-->9- The basic and
(. essential book on the subject. The second edition includes a

chapter on urban renewal since 1959- Every chapter contains
some naterial relevant to Park Square, but those most important
for this study are probably Chapter V, "Railroads and Immigrants

"

and Chapter VII, "The Filling of the Back Bay." Abundantly iilus-
trated with naps and old photographs.

b. Unpublished

Canpbell, Garr B. , Janes Dinerstein and Takero Ogav;a, "68l Uashir.g-
ton Street, Boston, Mass.," I96S. Tern paper filed in the

.
office of the Director, Carpenter Center for the Visual Arts

,

_

Harvard. Photographs, sections, elevations. Text has limited
. value. -Some factual inaccuracies.

"17 Essex Street," (1968?) No author given. Tern paper filed in

the office of the Director, Carpenter Center for the Visual Arts,
Harvard. Photographs, sections etc. Authors suggest Cunnings
and Sears as the architects of this building.
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